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ABSTRACT
Over the last forty years, Cape Cod has undergone a transformation from a rural
environment to a major regional resort area and home to thousands of year round
residents. In going through these changes, Cape Cod has shed some of its character to be
replaced with a new identity. This thesis looks at the changes in demographics of the
region and the increasing involvement of state and federal regulatory agencies in this
unique ecosystem over the previous three decades. Additionally this thesis looks at the
prospects for residential development of coastal property.
The demographics covered include the extraordinary growth of the population, the
aging of the population as a whole, the increasing wealth of the older groups, the highly
educated population, and the increasing suburbanization of the region. This paper reviews
the myriad of municipal, county, state and federal rules and regulations, including the
regulatory powers of the Cape Cod Commission, that need to be addressed and completed
in order to secure a permit.
The Cape Cod region offers many opportunities for coastal residential
development to anyone willing to work through the labyrinth of various agencies and their
respective rules and regulations. These numerous agencies will continue to be involved in
the region in part because the region and its ecosystem warrant a certain level of
involvement necessary to address regional issues and because the residents have an
escalating concerns about continued development in the region.
Thesis supervisor: Dennis Frenchman, M.C.P., M. Arch.
Title: Senior Lecturer, Department of Urban Studies and Planning
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I. Introduction
Brief History of the Region
Cape Cod has been the focus of both state and federal representatives for various reasons
over numerous decades. During the early and mid-19* century, the region experienced
growth and prosperity because of the whaling industry and the region's proximity to good
fishing waters. After the Civil War, the region experienced a steep economic decline due
to the decline in whaling industry and the development of rival fishing centers closer to
urban areas. These changes resulted in a loss of employment and a reduction of the
region's population. In 1898, The Massachusetts General Court labeled Cape Cod a
"depressed area".
After World War I, the Cape Cod region experienced a recovery due to improvement in
railroad service to the region. This coupled with the general improvement in the nations
economy and increasing prosperity fostered the region as a tourist attraction. This
dramatically increased the regions seasonal vacation homes and bolstered the tourist based
economy.
After World War II, national changes such as increased paved roads and vehicle mobility,
increased access to the Cape Cod region by vacationers. This increased the population
Massachusetts Coastal Zone Management Plan, Volume II of 2, June 1, 1977, pg. 151
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growth of the region sharply. During the 1930's, the population in the region grew by
approximately 500 people per year; in the 1940's, the figure doubled to 1,000 individuals
per year; in the 1950's, the number of new residents added each year was up to 2,400
people. Between 1970 and 1975, the population in the region increased by 37%.2
In 1980, the population of the region was 147,925; in 1990, the population was 186, 605,
a 26% increase over 1980; the estimate for 1992 is 189,006, a 1.29% increase over 1990.
As a point of comparison, Massachusetts' population in 1980 was 5,737,037; in 1990, the
population was 6,016,425, a 5% increase over 1980; in 1992, the estimated population is
5,992,712, a 0.39% decrease from 1990.3 See page 12 for Table I, Population Growth,
for graphs.
2 Ibid.
3 U.S. Census of Population, 1980, 1990: U.S. Census of Population estimates 1992.
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Source: U.S. Census of Population, 1980, 1990
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Table I
Population Growth
Cape Popul.
as % of
Year Cape %_ Mass % State Popul.
1940 37,295 - 4,316,721 - 0.86%
1950 46,805 25.5% 4,690,514 8.7% 1.00%
1960 70,286 50.2% 5,148,578 9.8% 1.37%
1970 96,656 37.5% 5,689,170 10.5% 1.70%
1980 147,925 53.0% 5,737,037 0.8% 2.58%
1990 186,605 26.1% 6,016,425 4.9% 3.10%
1991 187,868 0.7% 5,995,956 -0.3% 3.13%
1992 189,006 0.6% 5,992,712 -0.1% 3.15%
A 1940-92 406.8% 38.8%
Regulatory Influences
The Commonwealth of Massachusetts has approximately 1,200 miles of coastline of which
about 400 miles are on Cape Cod. In 1965, the Massachusetts legislature passed the
Coastal Wetlands Restriction Act effecting thirty-nine coastal communities throughout
Massachusetts and all fifteen Cape Cod communities.4 the entire Cape Cod region was
considered a coastal zone because of its unique ecosystem. In 1972, the Massachusetts
legislature passed the Coastal Zone Management Act with the stated goal "to achieve wise
use of land and water resources of the coastal zone giving consideration to ecological,
,) 5
cultural, historic, and esthetic values as well as to the economic development".
In the early 1970's, the Cape Cod Planning and Economic Development Commission, the
predecessor of the Cape Cod Commission, and since dissolved, was established as a
central clearing house for issues affecting the Cape Cod region. In 1976, the Cape Cod
Planning and Economic Development Commission prepared a Composite Regional
Statement. The information was compiled from specially constituted Local Growth
Committees which met during the spring and summer of 1976.6 The issues raised in 1976
from the Local Growth Policy Statements were the issues of the local economy and high
unemployment and the changing character of the region due to growth. In January of
4 Massachusetts Wetlands and Waterways, A General Guide to the Massachusetts Regulatory Program, November
1984, pg. 14
5 Massachusetts Coastal Zone Management Plan, Volume II of 2, June 1, 1997, pg. 153
6 Ibid. Pg. 152
1976 the unemployment rose to 16.8% and was 10% throughout most of the year.7 These
same issues were raised fourteen years later in 1990.
In 1982, the U.S. Environmental Protection Agency officially designated the Cape Cod
region as a Sole Source Aquifer. The designation of Cape Cod as a Sole Source Aquifer
was at the request of the Cape Cod Planning and Economic Development Commission and
the Barnstable County Commissioners, who filed a petition with the federal EPA. The
initial effect was to grant veto power to the federal EPA over federal agencies who
provide financial assistance to projects that the EPA determines may contaminate the
aquifer so as to create significant hazards to public health, without expressed authorization
of the project by the EPA and without designating precautions to avoid contamination.'
The significance of this designation goes beyond the EPA veto. According to Michael
Frimpter, former Chief of the Massachusetts Office of the U.S. Geological Survey, and
Scott Horsley, former member of Massachusetts' Ground Water Steering Committee, this
resulted in raising the awareness level of Cape Cod residents and state and municipal
officials concerning the delicate state of the aquifer. Since passage of this designation, the
state has adopted tougher groundwater protection rules such as double containment for
underground fuel tanks and is contemplating more rules that may outlaw landfills.9 The
immediate effect of outlawing landfills on the Cape, will be an increase in refuse disposal
costs for the residents and institutions.
7 Ibid.
8 Massachusetts Outdoors!, For Our Common Good, 1988-1992, Open Space and Outdoor Recreation in
Massachusetts, Volume One, pg. 60
9 State of the Cape 1994, Chapter 3, Groundwater, by Michael Frimpter and Scott Horsley, pg. 40
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The Cape aquifer is not only the sole source of potable water, but also feeds fresh water
ponds and wetlands and the aquifer discharges into the marine waters. Given the sandy,
permeable soils and the shallow water table, the region is very susceptible to
contamination from agricultural runoff, storm water and boat waste. As a means for water
management, the Cape Cod Planning and Economic Development Commission adopted a
5 ppm nitrate-nitrogen planning guideline. The U.S. EPA established 10 ppm as the
federal drinking standard. A study in 1991 by the Massachusetts DEP under the State
Water Management Act was being prepared to address the issue of ground water
withdrawals. The program also considers the impact of water withdrawals on surface
water bodies and wetlands and the benefit of water conservation. According to Frimpter
and Horsley, the Cape Cod aquifer has sufficient capacity in its present state. The issue
concerning the aquifer is the quality of the drinking water.
Studies by the USGS in the late 1970's, in cooperation with the state, conducted a study
of the Massachusetts Military Reservation sewage disposal area. To date, they found nine
major groundwater pollution plumes associated with the military base. Other studies at
town landfills and sewage disposal facilities also found pollution plumes. These plumes
have been mapped and measures are being taken to address the issue. Pollution of the
drinking water need not come from such large concentrations, septic fields are to various
degrees effecting the quality of the drinking water because of the region's sandy soil
structure. The state is now considering upgrading the 400-foot protective radius around
wells to protect against chemical pollution as the present radius is not considered
adequate.10
'
0Ibid. Pg. 39
Cape Cod Commission
On March 27, 1990, the General Court of the Commonwealth of Massachusetts, by a
special act, created the Cape Cod Commission. The residents of Cape Cod, Barnstable
County, later in the same year ratified the Cape Cod Commission through a county wide
referendum. The purpose of the Commission is to foster "the conservation and
preservation of natural undeveloped areas, wildlife, flora and habitats for endangered
species; the preservation of coastal resources including aquaculture; the protection of
ground water quality, as well as the other natural resources of Cape Cod; balanced
economic growth; the provision of adequate capital facilities; the coordination of the
provision of adequate capital facilities with the achievement of other goals; the
development of an adequate supply of fair affordable housing; the preservation of
historical, cultural, archaeological, architectural, and recreational values"" The issues the
Commission seeks to address effect the Cape Cod region as a whole. These issues are
viewed from both a regulatory and planning view.
The goal of the Commission is to outline a "coherent set of planning policies and
objectives to guide development and to protect its (Cape Cod's) resources".' 2 The
Commission establishes both regulatory and review policies that are applied to
"Developments of Regional Impact". The Commission's intent is to provide the
framework for comprehensive planning efforts at the local town level. The Act required
" Ibid. pg. 6
12 Ibid.
that the Commission develop a policy for coordinating local, regional and other planning
efforts.
At the regional level, a key contributor to the Regional Policy Plan was the Regional
Policy Advisory Board which was composed of such different interest groups as: the
Association for the Preservation of Cape Cod, the Barnstable County Bar Association, the
Cape Cod Board of Realtors, the Cape Cod Home Builders Association, the Compact of
Cape Cod Chamber of Commerce, the Bamstable County Health and Human Services
Advisory Council, five representatives of the Barnstable County minority community, and
one member representing each of the following groups: a town planning board, a town
board of health, a town conservation commission, a town housing authority, and a local
housing partnership.' 3 Input was also provided by the Local Planning Committees from
each of the fifteen Cape towns. At the state level, the Governor's Committee made up of
the Secretaries of the Executive Offices of Environmental Affairs, Transportation and
Construction, Economic Affairs, Labor, and Commentates and Development, provided a
state perspective.
As part of the consensus building for the plan, a survey was conducted by Clark University
on behalf of the Commission. The purpose of the survey was to poll the region on such
issues as:
* What kind and level of economic developments are preferred by Cape residents?
13 Ibid. Pg. 6
e What resources are residents prepared to commit to support preferred levels of
development?
e What are the residents' environmental concerns and priorities for Cape Cod and their
individual towns?
o What are residents' views about various regulations and guidelines the Commission
might implement?
The findings of the survey indicate the residents are willing to support protection of the
regions water supply and surface water, preservation of historic areas and open space, and
control of traffic congestion as well as support for clean light industry and new cultural
facilities.14 The respondents listed the following factors in choosing to live on Cape Cod:
0 77% stated the air and water quality
* 74% stated the rural character of the Cape
o 73% listed proximity to the coast
o 71% listed the small town lifestyle
The respondents also identified priorities for the Commission to address. They are as
follows:
* 90% supported protection of the region's water supply
o 71% supported protecting open space and scenic resources
o 67% supported enforcing existing environmental regulations
14 Ibid. Pg. 7
e 66% supported preservation of historic attributes
* 61% supported tougher regulations to protect the environment15
Regulatory and Policy Intent
The intent of the Commission's Policy Plan, as previously stated, is to set broad goals for
the future and to established detailed policies defining how the goals are to be
accomplished. This is accomplished by two means: through regulatory requirements and
by policy recommendations. These requirements are in addition to the requirements of
local, state and federal laws and do not exempt anyone from complying with them.
The regulatory requirements establish Minimum Performance Standards that developments
on Cape Cod after 1991 have to comply with. These Minimum Performance Standards
apply only to Developments of Regional Impact and to towns that choose to prepare
Local Comprehensive Plans which incorporate consistent standards in their Local
Comprehensive Plans. For residential developments, these Minimum Performance
Standards apply to subdivisions of five or more lots.16
Policies are in turn standards that the County wishes to promote and encourages towns to
support the standards through the use of Local Comprehensive Plans. According to Ms.
1s Ibid. pg. 16
16 Ibid. Pg. 17
Margo Fenn, Chief Planner/Deputy Director at the Cape Cod Commission, only Harwich
has completed a Comprehensive Plan, but not yet certified. The balance of the townships
are at various stages of completing their respective Comprehensive Plans. Barnstable and
Truro are nearest to completing the plans and soon will be coming before the Commission
for review of their consistency plans.
Policies differ from regulations in that they use verbiage such as "should" and
"encourage", while regulations uses the word "shall". The Commission, in reviewing
developments, has stated the reviews are influenced by the developments' adherence to
both the regulations and policy standards. 17
The Minimum Performance Standards are intended for use by both the Commission and
local regulatory authorities such as planning boards, boards of health, conservation
commissions, historical commissions and other regulatory bodies once they have adopted
a Local Comprehensive Plan which has been certified by the Cape Cod Commission.
Regulatory Flexibility
The Commission or the Local Permitting Authority can modify the Minimum Performance
Standards provided the applicant demonstrates that the communities' interest are better
" Ibid. Pg. 9
served through the alternative approach. The standard to be used by the Commission or
the Local Permitting Authority is to make a finding that the proposed approach "will not
be more detrimental to the protected resource than would be allowable under the
applicable Minimum Performance Standard".' 8 The burden of proof rests with the
applicant.
In certain instances, private properties may be left with no reasonable remaining use after
the imposition of one or more of the Minimum Performance Standards. In these instances,
the Commissions or the local governing authority may grant variances that modify the
application of the standards upon demonstration by the applicant that the applicant has
complied to the maximum extent possible with the pertinent Performance Standards. The
goal of the variance is to permit reasonable use of such property, but usage will be limited
to the extent necessary to protect resource(s) of interest and to ensure public health and
safety is maintained. Here again, the burden of proof rests with the applicant to
demonstrate that the subject property complies with Performance Standard(s) to the
maximum possible. The unreasonable imposition of restriction amounts to an unlawful
taking without compensation.
18 Ibid.
1l. The Cape Cod Community
The Aging of the Population
During the 1980's, the Cape had the second highest rate of growth as a percentage at
26%, in Massachusetts, for a gain of 38,680 people, exceeded only by Martha's
Vineyard's growth at +30% and by Worcester County with an absolute net gain of 63,353
people. For the 1990-1991 period, the U.S. Census estimated that the Cape, Barnstable
County, population grew by 0.7%, the highest of the Massachusetts mainland counties,
exceeded only by Nantucket's growth at 2.2%. As previously mentioned, the Cape has
been experiencing growth in this decade while the rest of Massachusetts has been
experiencing an exodus of people. During the 1980's, the number of Cape resident births
exceeded the number of residents' deaths by 154. There were 20,380 resident deaths for
the decade.' 9 Intuitively, it would seem that the population should have gotten younger,
but because of the age of the new residents, the population has grown older.
This influx of people to the Cape has been consistently raising the median age of the
population from 34.3 in 1970 to 37.1 in 1980, to 39.5 in 1990, the highest of the
Massachusetts counties. The state median age in 1980 was 31.1 and in 1990 it was 33.6.
See Table II, Median Age by Township, 1980-1990. The largest growth in the Cape
19 Cape Trends, Demographic and Economic Characteristics and Trends, Barnstable County - Cape Cod, 2nd
Edition, 1994, pg. 5
population was in the 40-49 age group with a gain of 10,796 to reach a group size of
23,352 in 1990. The largest group in 10-year segments was the 30-39 group at 28,981 for
16% of the total.2 0
By 1980, six Cape towns already had higher than average percentage of individuals 65
years of older. By 1990, seven towns had higher than state average percentage of
individuals 65 years or older. During the 1980 to 1990 period, twelve of the 15 Cape Cod
towns increased their respective percentage of elderly individuals 65 years or older. Only
Mashpee, Sandwich and Wellfleet experienced a percentage drop in their respective
elderly population. All of the Cape towns experienced a percentage drop in their under 18
years population for a regional drop of 2.4%. This translates in six towns experiencing a
net numerical reduction in their under 18 years population. See Table II, Median Age by
Township, 1980-1990, and Table III, Population Distribution by Age Group in 1990 and
Changes in Population Distribution, 1980-1990, for detailed changes in population by
townships. The population group of 60+ comprises 28% of the Cape population versus a
state average of 18%.
'Ibid. Pg. 6
Table 11
Median Age by Township, 1980-1990
Town
Barnstable
Bourne
Brewster
Chatham
Dennis
Eastham
Falmouth
Harwich
Mashpee
Orleans
Provincetown
Sandwich
Truro
Wellfleet
Yarmouth
County
Massachusetts
1980
36.20
29.10
35.50
50.20
43.70
39.10
33.90
44.50
33.90
49.60
35.90
33.70
35.70
36.50
47.10
37.10
31.10
Ranking
8
15
11
1
5
6
12
4
13
2
9
14
10
7
3
1990
38.13
33.47
39.32
51.40
44.50
41.68
38.55
44.40
33.41
48.75
41.12
35.40
42.85'
40.60
45.29
Ranking
12
14
10
1
4
7
11
5
15
2
8
13
6
9
3
Difference
1.93
4.37
3.82
1.2
0.8
2.58
4.65
-0.1
-0.49
-0.85
5.22
1.7
7.15
4.1
-1.81
39.46
33.57
% Change
5.33%
15.02%
10.76%
2.39%
1.83%
6.60%
13.72%
-0.22%
-1.45%
-1.71%
14.54%
5.04%
20.03%
11.23%
-3.84%
2.36 6.36%
2.47 7.94%
Source: U.S. Census of Population 1990
Table III
Ponulailon Distribution b Age Group by Township In 1990
1990 Total Under 5 vrs 5-17 years a 18-24 vis % 25-34 yrs % 35-44 vrs X 45-54 vrs y 55-59 yrs Y 60-64 yrs I 65-74 yrs X 75-84 Ms X 85 yrs+ %
40,949 2,671 6.5% 6,055 14.8% 3,371 8.2% 6,315 15.4% 6,234 15.2% 3,924 9.6% 1,871 4.6% 2,223 5.4% 4,842 11.8% 
2,583 6.3% 860 2.1%
16,064 1,278 16.6% 2,696 37.7% 1,815 11.3% 2,667 16.6% 2,349 14.6% 1,412 8.8% 678 4.2% 783 4.9% 1,380 8.6% 
784 4.9% 222 1.4%
8,440 569 15.1% 1,334 31.9% 494 5.9% 1,175 13.9% 1,458 17.3% 672 8.0% 340 4.0% 523 6.2% 1,083 12.8% 
586 6.9% 206 2.4%
6,579 237 8.6% 748 20.3% 360 5.5% 728 11.1% 808 12.3% 592 9.0% 348 5.3% 517 7.9% 1,151 17.5% 
807 12.3% 283 4.3%
13,864 765 1.7% 1,833 5.4% 911 6.6% 1,690 12.2% 1,822 13.1% 1,207 8.7% 701 5.1% 946 6.8% 2,179 15.7% 
1,408 10.2% 402 2.9%
4,462 255 17.1% 654 41.1% 303 6.8% 596 13.4% 639 14.3% 397 8.9% 218 4.9% 344 7.7% 702 15.7% 
273 6.1% 81 1.8%
27,960 1,826 0.9% 4,376 15.7% 2,066 7.4% 4,141 14.8% 4,221 15.1% 2,930 10.5% 1,451 5.2% 1,678 6.0% 3,094 
11.1% 1,633 5.8% 544 1.9%
10,275 568 17.8% 1,381 13.4% 648 6.3% 1,282 12.5% 1,339 13.0% 924 9.0% 484 4.7% 714 6.9% 1,615 15.7% 
1,039 10.1% 281 2.7%
7,884 745 7.2% 1,186 15.0% 595 7.5% 1,681 21.3% 1,183 15.0% 649 8.2% 309 3.9% 391 5.0% 687 8.7% 
317 4.0% 141 1.8%
5,838 231 12.8% 643 11.0% 342 5.9% 668 11.4% 775 13.3% 643 11.0% 282 4.8% 435 7.5% 
1,027 17.6% 576 9.9% 216 3.7%
3,561 134 6.5% 327 9.2% 187 5.3% 670 18.8% 788 22.1% 441 12.4% 181 5.1% 191 5.4% 311 
8.7% 242 6.8% 89 2.5%
15,489 1243 0.9% 2,977 19.2% 1,072 6.9% 2,328 15.0% 2,899 18.7% 1,565 10.1% 565 3.6% 656 4.2% 
1,337 8.6% 648 4.2% 199 1.3%
1,573 87 5.5% 171 10.9% 105 6.7% 211 13.4% 277 17.6% 213 13.5% 79 5.0% 109 6.9% 197 12.5% 
96 6.1% 28 1.8%
2,493 153 6.1% 359 14.4% 127 5.1% 354 14.2% 464 18.6% 248 9.9% 122 4.9% 168 6.7% 278 11.2% 
182 7.3% 38 1.5%
21,174 1,142 5.4% 2,586 12.2% 1,515 7.2% 2,746 13.0% 2,539 12.0% 1,756 8.3% 1,002 4.7% 1,400 6.6% 3,476 16.4% 2,350 11.1% 
662 3.1%
County 186,605 11,904 6.4% 27,326 14.6% 13,911 7.5% 27,252 14.6% 27,795 14.9% 17,573 9.4% 8,631 4.6%
Massachusetts 6,016,425 412,473 6.9% 940,602 15.6% 709,099 11.8% 1,101,361 18.3% 918,456 15.3% 600,095 10.0% 253,458 4.2%
County1980 147925 7996 5.4% 26,610 18.0% 13,978 9.4% 21,486 14.5% 14,616 9.9% 13,944 9.4% 8,754 5.9%
11,078 5.9% 23,359 12.5%
261,597 4.3% 459,881 7.6%
9816 6.6% 19.046 12.9%
13,524 7.2% 4,252 2.3%
267,194 4.4% 92,209 1.5%
9.254 6.3% 2,425 1.6%
Changes In Population Distribution by Township 1980-1990
Under Under 18 to 64 18 to 64
own Population 18 v M 1 v5 y6 rs 65+ vs
Barnstable 30,898 7,446 24.1% 17,603 57.0% 5,849 18.9%
Bourne 13,874 3,792 27.3% 8,346 60.2% 1,736 12.5%
Brewster 5,226 1,280 24.5% 2,823 54.0% 1,123 21.5%
Chatham 6,071 1,094 18.0% 3,197 52.7% 1,780 29.3%
Dennis 12,360 2,543 20.6% 6,577 53.2% 3,240 26.2%
Eastham 3,472 762 21.9% 2,009 57.9% 701 20.2%
Falmouth 23,640 6,163 26.1% 13,785 58.3% 3,692 15.6%
Harwich 8,971 1,971 22.0% 4,452 49.6% 2,548 28.4%
Mashpee 3,700 932 25.2% 2,059 55.6% 709 19.2%
Orleans 5,306 897 16.9% 2,809 52.9% 1,600 30.2%
Provincetown 3,536 579 16.4% 2,365 66.9% 592 16.7%
Sandwich 8,727 2,519 28.9% 4,959 56.8% 1,249 14.3%
Truro 1,486 356 24.0% 857 57.7% 273 18.4%
Welifleet 2,206 484 21.9% 1,260 57.1% 462 20.9%
Yarmouth 18,449 3,788 20.5% 9,490 51.4% 5,171 28.0%
County 147,925 34,606 23.4% 82,594 55.8% 30,725 20.8%
Massasttsq 5737.037
199. A
Under Under 18 to 64 18 to 64 Under
Population 1vr 18 v Y6 yrs 18= vrs
40,949 8,726 21.3% 23,586 57.6% 8,285 20.2% 1,280
16,064 3,974 24.7% 9,599 59.8% 2,386 14.9% 182
8,440 1,903 22.5% 4,479 53.1% 1,875 22.2% 623
6,579 985 15.0% 3,184 48.4% 2,241 34.1% (109)
13,864 2,598 18.7% 7,032 50.7% 3,989 28.8% 55
4,462 909 20.4% 2,371 53.1% 1,056 23.7% 147
27,960 6,202 22.2% 16,260 58.2% 5,271 18.9% 39
10,275 1,949 19.0% 5,161 50.2% 2,935 28.6% (22)
7,884 1,931 24.5% 4,726 59.9% 1,145 14.5% 999
5,838 874 15.0% 2,992 51.3% 1,819 31.2% (23)
3,561 461 12.9% 2,448 68.7% 642 18.0% (118)
15,489 4,220 27.2% 8,994 58.1% 2,184 14.1% 1,701
1,573 258 16.4% 964 61.3% 321 20.4% (98)
2,493 512 20.5% 1,437 57.6% 498 20.0% 28
21,174 3,728 17.6% 10,560 49.9% 6,488 30.6% (60)
186,605 39,230 21.0% 103,793 55.6% 41,135 22.0% 4,624
6,016,425 1
Source: U.S. Census of Population, 1980, 1990
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Banstable
Boure
Brewster
Chatham
Dennis
Eastham
Falmouth
Harwich
Mashpee
Orleans
Provincetown
Sandwich
Truro
Welifleet
Yarmouth
1980-1990
A
A 18 to 64
17.2% 5,983
4.8% 1,253
48.7% 1,656
-10.0% (13)
2.2% 455
19.3% 362
0.6% 2,475
-1.1% 709
107.2% 2,667
-2.6% 183
-20.4% 83
67.5% 4,035
-27.5% 107
5.8% 177
-.1.6% 1,070
13.4% 21,199
A
A 65+ vrs
34.0% 2,436
15.0% 650
58.7% 752
-0.4% 461
6.9% 749
18.0% 355
18.0% 1,579
15.9% 387
129.5% 436
6.5% 219
3.5% 50
81.4% 935
12.5% 48
14.0% 36
11.3% 1,317
25.7% 10,410
41.6%
37.4%
67.0%
25.9%
23.1%
50.6%
42.8%
15.2%
61.5%
13.7%
8.4%
74.9%
17.6%
7.8%
25.5%
33.9%
_ I ,
,
Education Level
The average education level of the Cape Cod labor force is higher than state level and has
improved from 1980 to 1990. In 1990, only 11.6% of the over 25 population had less
than a high school education; this compares favorably against the state average of 20%
and is a 2.6% improvement over 1980. The region as a whole also has higher than
average percentage of post-high school educated population, 57.6%, for the region vis-A-
vis 50.3% for the state. The region improved 10.6% from 1980 to 1990 for post high
school education with the biggest improvement in individuals having completed a
Bachelor's degree. Additionally 6 of the 15 townships have a higher than state average
for individuals having completed graduate or professional degrees. See Table IV,
Educational Attainment by Townships of Barnstable County Residents Aged 25+, for the
breakdown of the educational level per township.
Table IV
Educational Attainment by Township of Barnstable County Residents Aaed 25+
Some
9th grade High School
847
417
136
77
230
44
952
238
111
95
225
153
30
70
414
4,039
317,943
2,418
970
379
284
981
196
1,900
706
387
264
306
657
97
178
1,826
11,549
474,714
Subtotal
3,265
1,387
515
361
1,211
240
2,852
944
498
359
531
810
127
248
2,240
15,588
792,657
ya
11.3%
13.5%
8.6%
6.9%
11.6%
7.4%
14.4%
12.2%
9.2%
7.8%
18.0%
7.9%
11.0%
13.1%
14.0%
11.6%
20.0%
High
School
8,787
3,786
1,310
1,427
3,387
1,042
5,812
2,335
1,969
1,193
888
2,659
350
691
5,550
YA
30.3%
36.8%
21.8%
27.4%
32.6%
32.1%
29.3%
30.2%
36.4%
25.8%
30.1%
26.0%
30.4%
36.5%
34.7%
own
Barnstable
Bourne
Brewster
Chatham
Dennis
Eastham
Falmouth
Harwich
Mashpee
Orleans
Provincetown
Sandwich
Truro
Wellfleet
Yarmouth
County
Massachusetts
Some
College
6,032
1,804
1,564
1,166
2,222
614
3,688
1,647
1,209
978
574
2,277
216
382
3,327
T,
20.8%
17.6%
26.0%
22.4%
21.4%
18.9%
18.6%
21.3%
22.3%
21.2%
19.4%
22.3%
18.8%
20.2%
20.8%
Associate
2,684
1,001
500
397
947
323
1,633
802
547
326
166
1,033
79
171
1,281
YA
9.3%
9.7%
8.3%
7.6%
9.1%
9.9%
8.2%
10.4%
10.1%
7.1%
5.6%
10.1%
6.9%
9.0%
8.0%
Bachelor's
5,477
1,555
1,463
1,221
1,798
677
3,639
1,438
907
1,158
537
2,469
242
272
2,333
Grad/
yA Professional
18.9% 2,720
15.1% 742
24.3% 658
23.4% 636
17.3% 837
20.8% 354
18.3% 2,236
18.6% 575
16.8% 284
25.1% 608
18.2% 259
24.2% 961
21.0% 138
14.4% 130
14.6% 1,263
25+
Totals
28,965
10,275
6,010
5,208
10,402
3,250
19,860
7,741
5,414
4,622
2,955
10,209
1,152
1,894
15,994
133,951
3,962,223
Popula.
1990 Total
40,949
16,064
8,440
6,579
13,864
4,462
27,960
10,275
7,884
5,838
3,561
15,489
1,573
2,493
21,174
186,605
6,016,425
-1Yn/ r13 031 1~' IAA A 1A ':)/ 3856 388%1 23 127 23.3%/County 99,3680 147,925 . 14.419 
14.5% 9,170 9.2% 47.0%
Source: U.S. Census of Population 1980, 1990
% of Gen.
PRuL
70.7%
64.0%
71.2%
79.2%
75.0%
72.8%
71.0%
75.3%
68.7%
79.2%
83.0%
65.9%
73.2%
76.0%
75.5%
71.8%
65.9%
27,700 20.7% 11,890 8.9% 25,186 18.8% 12,401 9.3% 57.6%
624,944 15.8% 287,114 7.2% 657,161 16.6% 421,838 10.6%
41,186 30.7%
1,178,509 29.7%
YA
9.4%
7.2%
10.9%
12.2%
8.0%
10.9%
11.3%
7.4%
5.2%
13.2%
8.8%
9.4%
12.0%
6.9%
7.9%
Subtotal
58.4%
49.7%
69.6%
65.7%
55.8%
60.6%
56.4%
57.6%
54.4%
66.4%
52.0%
66.0%
58.6%
50.4%
51.3%
50.3%
im
672%l 
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Housing
Between 1980 and 1990, the Cape added 35,246 new housing units for an increase of
35% from 99,946 to 135,192 units in 1990. This was an annual growth of 3% per year.
During this period, the Cape had the highest growth rate of the Massachusetts mainland
counties. Only Middlesex and Worchester counties added more units, 50,830 and 39,593
units respectively. In comparison, the state wide housing unit growth was 12%.21 This
growth of housing units slowed down after 1990 to just under 1% per year, which is just
higher than the estimated population growth for the Cape Cod region. If one looks at the
relationship of resident households to housing units, the growth of housing units has
outpaced households by two and one half times. This assumes an average household of
2.4 people. This implies that builders ignored the recession in Massachusetts of the early
1990's in the belief that the homes would be sold as either year round homes or as
investment property. The decline in Cape residential home prices between 1993 and 1994,
would indicate that the market has softened 22 , even though the data indicates that 5,213
new home permits were issued between 1990 and 1994.
The size of the resident households has decreased by 0.1 for the county as whole from 2.5
to 2.4 members per household. This is consistent with the general population getting
older and having a smaller percentage of children. Additionally the data indicates that
between 1980 and 1990, the percentage of housing units is being used less on a year round
21 Ibid. Pg. 7
2 The Boston Sunday Globe, May 22, 1994
basis. See Table V, Housing Occupancy by Township, 1980-1990, and Table VI, for
Changes in Housing Stock and Households by Township, 1980-1990, and Table VII,
Single Units and Year Round Occupancy by CDP in 1990, for detailed information. See
Table VIII, Housing prices by CDP in 1990, for valuation of single family homes in the
Cape region. The highlighted portions of Table VIII indicate home valuation higher than
state median.
Between 1980 and 1990, home prices through Massachusetts escalated dramatically. The
same happened to homes on the Cape. In 1980, the median price of a home on the Cape
was $55,000 according to the U.S. Census. In 1992, the median sales price of a single
family house in the Cape was $120,000 according to the County Data Corporation.
Assuming that both homes were the same (this is a broad assumption), this means that
homes escalated by over 200% over the 12 year period. If the Consumer Price Index is
used to equate home prices, the $55,000 home in 1980 would be valued at $93,723 in
1992. The difference of $26,277 can be accounted for by the desire of having a home on
the Cape, by the ever reducing availability of land on the Cape and by the increasing
number of regulations and statutes. The availability of land is being reduced because of
two factors. One is the increased demand by year round residents, retirees, owners of
second homes and investors, municipal, state and federal restrictions and local land trusts.
These issues will be addressed later in this paper.
The problem with this brief analysis is that it does not address the quality of the home such
as the number of rooms nor the level of finish nor the attributes of the land such as size
and location.
Table V
Housing Occupancy by Township. 1980-1990
Town
Barnstable
Bourne
Brewster
Chatham
Dennis
Eastham
Falmouth
Harwich
Mashpee
Orleans
Provincetown
Sandwich
Truro
Wellfleet
Yarmouth
County
Massachusetts
All Units
16,436
7,169
3489
5,003
12,156
3,625
14,414
6,510
3,582
3,678
3,066
4,358
1,571
2,629
12,260
Households
12,014
4,619
2,009
2,666
5,336
1,391
8,836
3,720
1,429
2,356
1,763
3,116
595
970
7,736
99,946 58,556
2,208,146 2,032,717
1980
Households
% of all units
73.1%
64.4%
57.6%
53.3%
43.9%
38.4%
61.3%
57.1%
39.9%
64.1%
57.5%
71.5%
37.9%
36.9%
63.1%
Population
30,898
13,874
5,226
6,071
12,360
3,472
23,640
8,971
3,700
5,306
3,536
8,727
1,486
2,206
18,449
58.6% 147,925
92.1% 5.737.037
Size of
Household
2.6
3.0
2.6
2.3
2.3
2.5
2.7
2.4
2.6
2.3
2.0
2.8
2.5
2.3
2.4
2.5
2.8
All Units
23,370
8,999
6367
6,301
14,502
4,863
18,168
8,325
7,002
4,593
3,802
7,236
2,175
3,576
15,913
Households
16,601
5,898
3,383
3,023
6,194
1,908
11,274
4,505
3,158
2,722
1,941
5,557
699
1,129
9,594
135,192 77,586
2,472,711 2,247,110
1990
Households
% of all units
71.0%
65.5%
53.1%
48.0%
42.7%
39.2%
62.1%
54.1%
45.1%
59.3%
51.1%
76.8%
32.1%
31.6%
60.3%
57.4%
A_ T
-2.1%
1.1%
-4.4%
-5.3%
-1.2%
0.9%
0.8%
-3.0%
5.2%
-4.8%
-6.4%
5.3%
-5.7%
-5.3%
-2.8%
Population
40,949
16,064
8,440
6,579
13,864
4,462
27,960
10,275
7,884
5,838
3,561
15,489
1,573
2,493
21,174
Size of
Household
2.5
2.7
2.5
2.2
2.2
2.3
2.5
2.3
2.5
2.1
1.8
2.8
2.3
2.2
2.2
-1.2% 186,605
90.9% -1.2% 6,016,425
The column "All Units, 1990" includes interval ownership ("time sharing") condominium units
"Households" are housing units occupied on April 1 by resident individuals, families or groups.
Households may be single family or individual units within multi-unit buildings, and their
occupants may be owners or renters.
"Household % of all Units" indicates proportion of all housing units ( including "time-sharing"
condominium units in 1990) occupied by residents (i.e. households)
Table by Cape Cod Commission
Source: U.S. Census of Housing, 1980, 1990
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Table VI
Changes in Housing Stock and Households by Township, 1980-1990
in.
Town All Units Household
Barnstable
Bourne
Brewster
Chatham
Dennis
Eastham
Falmouh
Harwich
Mashpee
Orleans
Provincetown
Sandwich
Truro
Wellfleet
Yarmouth
County
Massachusetts
16,436
7,169
3489
12,156
3,625
14,414
6,510
3,582
3,678
3,066
4,358
1,571
2,629
12,260
12,014
4,619
2,009
2,666
5,336
1,391
8,836
3,720
1,429
2,356
1,763
3,116
595
970
7,736
99,946 58,556
2,208,146 2,032,717
1im
All Units Household
23,370
8,999
6367
6,301
14,502
4,863
18,168
8,325
7,002
4,593
3,802
7,236
2,175
3,576
15,913
135,192
2,472,711
16,601
5,898
3,383
3,023
6,194
1,908
11,274
4,505
3,158
2,722
1,941
5,557
699
1,129
9,594
77,586
2,247,110
Units Units % HouseholdsHouseholds %
A
6,934
1,830
2,878
1,298
2,346
1,238
3,754
1,815
3,420
915
736
2,878
604
947
3,653
A
42.2%
25.5%
82.5%
19.3%
34.2%
26.0%
27.9%
95.5%
24.9%
24.0%
66.0%
38.4%
36.0%
29.8%
A
4,587
1,279
1,374
357
858
517
2438
785
1,729
366
178
2,441
104
159
1,858
35,246 35.3% 19,030
264,565 12.0% 214,393
A
38.2%
27.7%
68.4%
13.4%
16.1%
37.2%
27.6%
21.1%
121.0%
15.5%
10.1%
78.3%
17.5%
16.4%
24.0%
32.5%
10.5%
192m
207
63
72
32
73
65
1886
97
158
22
10
126
31
53
112
New Home Approvals
19Q1 1922
186 188
73 100
44 58
44 39
60 69
41 62
139 214
79 78
75 147
22 45
28 15
139 136
27 36
33 52
28 59
1,309 1,018 1,298 1,588 140,405
The column "All Units, 1990" includes interval ownership ("time sharing") condominium units
"Households" are housing units occupied on April 1 by resident individuals, families or groups.
Households may be single family or individual units within multi-unit buildings, and their
occupants may be owners or renters.
"Household % of all Units" indicates proportion of all housing units ( including "time-sharing"
condominium units in 1990) occupied by residents (i.e. households)
Total 1/1/94 assumes construction of all housing units for which permits were issued in 1990, 1991, 1992 and 1993.
Table by Cape Cod Commission
Source: U.S. Census of Housing, 1980, 1990
19Q3
186
91
93
50
105
64
246
125
183
35
22
196
40
50
102
Total
01/01/94
24,137
9,326
6,634
6,466
14,809
5,095
18,955
8,704
7,565
4,717
3,877
7,833
2,309
3,764
16,214
New units
1990-1994
767
327
267
165
307
232
7167
379
563
124
75
597
134
188
301
5,213
A
3.3%
3.6%
4.2%
2.6%
2.1%
4.8%
4.3%
4.6%
8.0%
2.7%
2.0%
8.3%
6.2%
5.3%
1.9%
3.9%
Table Vil
Single Units and Year-Round Occupancy by CDP in 1990
ALL UNITS
Barnstable tOwn
Barnstable Village CDP
Centerville CDP
Cotuit CDP
Hyannis CDP
Marstons Mills CDP
Osterville CDP
West Barnstable CDP
Barnstable NON-CDP
Bourne to
Bourne CDP
Buzzards Bay CDP
Monument Beach CDP
Pocasset CDP
Sagamore CDP
Bourne NON-CDP
Brewster town
Brewster CDP
Brewster NON-CDP
Chatham tow
Chatham CDP
West Chatham CDP
Chatham NON-CDP
Dennis town
Dennis CDP
Dennis Port CDP
East Dennis CDP
South Dennis CDP
West Dennis CDP
Yarmouth Port CDP
Eastham town
North Eastham CDP
Eastham NON-CDP
Falmouth town
East Falmouth CDP
Falmouth CDP
North Falmouth CDP
Teaticket CDP
West Falmouth CDP
Falmouth NON-CDP
All Units QDP
23,370
1,472
5,258
1,672
8,340
3,538
2,328
665
8,999
6,367
6,301
14,502
4,863
18,168
921
1,544
958
2,143
1,290
Subtotal
MQE
23,273
6,856
1,867 1,867
1,766
1,639
2,272
5,089
1,899
2,404
2,830
8
3,405
Non-CDP
97
2,143
4,500
2,896
14,502
2,411 2,411
4,060
2,972
2,139
1,472
1,201 11,844
2,452
6,324
Single
aiLa
19,492
7,403
5,727
5,667
12,313
4,647
16,266
SINGLE UNITS
1,390
4,847
1,635
5,311
3,453
2,109
650
762
1,390
838
1,963
1,080
Subtotal
DRE Non
19,395
6,033
1,792 1,792
1,462
1,469
2,018
3,914
1,703
2,207
2,463
8
2,931
12,313
2,326 2,326
3,907
2,001
2,084
1,428
1,099 10,519
-CDP 5
83.4%
94.4%
92.2%
97.8%
63.7%
97.6%
90.6%
97.7%
97 100.0%
82.3%
82.7%
90.0%
87.5%
91.6%
83.7%
1,370 63.9%
89.9%
96.0%
3,935 87.4%
89.9%
82.8%
89.6%
2,736 94.5%
84.9%
88.8%
76.9%
89.7%
91.8%
87.0%
100.0%
95.6%
96.5%
2,321 94.7%
89.5%
96.2%
67.3%
97.4%
97.0%
91.5%
5,747 90.9%
OCCUPIED HOUSING UNITS
Uot QR
16,601
1,082
3,696
1,008
6,022
2,892
1,318
557
5,898
3,383
3,023
6,194
1,908
11,274
519
1,036
693
1,142
962
Subtotal
DE Non
16,575
4,352
838 838
905
678
1,124
1,352
1,129
1,464
1,121
4
1,583
6,194
690 690
2,244
1,983
995
790
736 6,748
-CDP y
71.0%
73.5%
70.3%
60.3%
72.2%
81.7%
56.6%
83.8%
26 26.8%
65.5%
56.4%
67.1%
72.3%
53.3%
74.6%
1,546 72.1%
53.1%
44.9%
2,545 56.6%
48.0%
51.2%
41.4%
1,440 49.7%
42.7%
49.5%
26.6%
59.5%
60.9%
39.6%
50.0%
39.2%
28.6%
1,218 49.7%
62.1%
55.3%
66.7%
46.5%
53.7%
61.3%
4,526 71.6%
Sinale Units and Year-Round Occupancy by WP n 1990
Pla
Harwich town
East Harwich CDP
Harwich Center CDP
Harwich Port CDP
Northwest Harwich CDP
Mashpee tow
Orleans Town
Orleans CDP
OrleansNON-CDP
Provincetown town
Provincetown CDP
Provincetown NON-CDP
Sandwich town
East Sandwich CDP
Forestdale CDP
Sandwich CDP
Sandwich NON-CDP
Truro town
Wellfleet town
Yarmouth town
Hyannis CDP
South Yarmouth CDP
West Yarmouth CDP
Yarmouth Port CDP
Yarmouth NON-CDP
Cape Cod
Stte
All Units _CLE
8,325
2,386
983
2,123
2,833
7,002 7,002
4,593
3,802
7,236
Subtotal
D__ Non-CDP
8,325
7,002
1,182 1,182
3,660 3,660
1,732
1,052
1,688 4,472
2,175 2,175 2,175
3,576 3,576 3,576
15,913
135,192
2 A70 711
7,783
4,939
2,538 15,260
3,411
2,764
0
0
653
109,810 109,810 25,382
Single
unlja
7,364
5,742
3,753
1,439
6,662
2,003
3,038
13,424
114,940
1,326,532
SINGLE UNITS
Subtotal
DE CDE Non-CDP %
88.5%
2,324 97.4%
930 94.6%
1,662 78.3%
2,448 7,364 0 86.4%
5,742 5,742 0 82.0%
81.7%
690 690 58.4%
3,063 89.8%
37.8%
1,399 1,399 38.2%
40 28.2%
92.1%
1,619 93.5%
1,029 97.8%
1,381 4,029 81.8%
2,633 95.3%
2,003 2,003 0 92.1%
3,038 3,038 0 85.0%
84.4%
6,434 82.7%
3,939 79.8%
2,438 12,811 96.1%
613 93.9%
92,385 92,385 22,555 85.0%
53.6%
OCCUPIED HOUSING UNITS
4,505
3,158
2,722
1,941
5,557
699
1,129
9,594
77,586
2,247,110
Subtotal
JME ODE Non-CDP Y
54.1%
1,585 66.4%
703 71.5%
908 42.8%
1,309 4,505 0 46.2%
3,158 3,158 0 45.1%
59.3%
782 782 66.2%
1,940 56.9%
51.1%
1,868 1,868 51.0%
73 51.4%
76.8%
1,179 68.1%
901 85.6%
1,247 3,327 73.9%
2,230 80.7%
699 699 0 32.1%
1,129 1,129 0 31.6%
60.3%
4,822 62.0%
2,440 49.4%
1,878 9,140 74.0%
454 69.5%
61,588 61,588 15,998 57.4%
90.9%
Source: U.S. Census of Population and Housing (Summary Population and Housing Characteristics: 1990, CPH-1-23)
, , ,
Table Vill
Home Prices by CDP in 1990
Specified owner-occupied non-condominium housing units by value
UNITS
arnstable tow 10,899
Bamstable Village CDP
Centerville CDP
Cotuit CDP
Hyannis CDP
Marstons Mills CDP
Osterville CDP
West Barnstable CDP
Bamstable NON-CDP
Bourne to 3,539
Bourne CDP
Buzzards Bay CDP
Monument Beach CDP
Pocasset CP
Sagamore CDP
Bourne NON-CDP
Brewster town 2,411
Brewster C DP
Brewster NON-COP
Subtotal
.QE .ODE
854
2,799
797
2,670
2,382
926
450 10,878
316
726
509
790
671 3012
Non-CDP
21
570 570
1,841
Less than
$50.000
28
0
3
1
14
5
5
0
0
16
1
3
1
7
1
3
11
10
10
$50,000 to
5K $99.000
0.3% 654
0.0% 18
0.1% 87
0.1% 32
0.5% 360
0.2% 121
0.5% 25
0.0% 11
0,0% 0
0.5% 323
0.3% 21
0.4% 135
0.2% 38
0.9% 45
0.1% 41
0.6% 43
0.5% 62
0.2% 13
0.5% 49
5'
6.0%
2.1%
3.1%
4.0%
13.5%
5.1%
2.7%
2,4%
0.0%
9.1%
k.6%
18.6%
7.5%
5.7%
6.1%
8.2%
$100,000 to
$149.000
4,031
76
974
182
1,452
1,102
170
74
1
1,330
91
351
253
225
266
144
2.6% 758
2.3% 101
2.7% 657
Y'
37.0%
8.9%
34.8%
22.8%
54.4%
46.3%
18.4%
16.4%
4.8%
150,000 to$199.000 5
2,976 273%
177 20.7%
1,033 36.9%
215 27,0%
547 20.5%
602 25.3%
281 30.3%
121 26.9%
0 0.0%
37.6% 1,053 29.8%
28.8% 94 29.7%
48.3% 153 21.1%
49.7% 141 27.7%
28,5% 264 33.4%
39.6% 215 32.0%
27.3% 188 3.3%
31.4%
17,7%
35.7%
$200,000 to
$299.000
1,894
338
439
223
175
360
175
177
7
574
72
63
58
169
122
90
848 35.2% 546
211 37.0% 183
637 34.6% 383
Dennis town 3,916
Dennis CDP 788
Dennis Port CDP 614
East Dennis CDP 829
South Dennis CDP 1,008
West Dennis CDP 673
Yarmouth Port CDP 4
Eastham town
North Eastham CDP
Eastham NON-CDP
Famuth (ao
East Falmouth CDP
Falmouth CDP
North Falmouth CDP
Teaticket CDP
West Falmouth CDP
Falmouth NON-COP
1,318
7,501
3,916
468 468
1,547
937
787
533
501 4,305
0
850
3.198
0.4%
0.4%.
0.5%
0.4%
0.6%
0.0%
0.0%
0.2%
0.4%
0.5%
0.4%
0.5%
0.4%
0.0%
0.4%
0.2%
0.4%
4.5%
1.8%
10.1%
2.7%
5.6%
3.1%
0.0%
24
8
437
124
54
20
26
3
210
1,410
180
267
157
609
194
3
1.8% 304
1.7% 136
1.9% 168
5.8%
8.0%
5.8%
2.5%
4.9%
0.%
6.6%
2,517
564
245
122
226
55
1.305
36.0%
22.8%
43.5%
18.9%
60.4%
28,8%
75.0%
1,127 28.8%
231 29.3%
182 29.6%
268 32.3%
258 25.6%
187 27.8%
1 25.0%
23.1% 528 40.1%
29.1% 193 41.2%
19.8% 35 39.4%
33.6%
36.5%
26.1%
15.5%
42.4%
11.0%
40.8%
1,983a
448
296
217
177
95
750
26.4%
29.0%
31.6%
27.8%
33.2%
19.0%
23.5%
5'
17,4%
39.6%
15.7%
28.0%
6.6%
15.1%
18.9%
39.3%
33.3%
16.2%
22.8%
8.7%
11.4%
21.4%
18.2%
17.1%
22.6%
28.6%
20.8%
$300,000
or more
1,316
245
263
144
122
192
270
67
13
243
37
21
18
80
26
61
186
81
105
12.1%
28.7%
9.4%
18.1%
4.6%
8.1%
29.2%
14.9%
61.9%
6.9%
11.7%
2.9%
3.5%
10,1%
3.9%
11.8%
7.7%
14.2%
5.7%
20.8%
28.6%
13.5%
32.7%
6.5%
25.0%
0.0%
9.6%
17.1%
2.8%
13.0%
1.3%
15.3%
0.0%
9.0%
4.1%
12.9%
10.4%
9.5%
21.1%
2.8%
26.9%
12.6%
340
110
2O
1,56
242
249
262
87
212
515
25.8%
23.5%
27.1%
20.9%
15.6%
26.6%
33.3%
16.3%
42.3%
16.1%
,
Home Prices by CDP in 1990
Specified owner-occupied non-condominium housing units by value
HarwichJtwn
East Harwich CDP
Harwich Center CDP
Harwich Port CDP
Northwest Harwich CDP
Mahee town
Orleans CDP
OrleansNON-C0P
Provincetown town
Provincetown CDP
Provincetown NON-CDP
Sandwich town
Forestdale CDP
Sandwich CDP
Sandwich NON-CDP
Yarmouth town
Hyannis CDP
South Yarmouth CDP
West Yarmouth CDP
Yarmouth Port CDP
Yarmouth NON-CDP
UNITS
Town
3,251
.DE
1,272
561
477
941
Subtotal
.DLE
3,251
1,999 1,999 1,999
4,251
306 306
1,356
497 497
864
733
808 2,405
1,846
45:3 453 453
683 683 683
6,669
3,436
1,388
1,521 6,345
Less than
$50.000
16
2
4
2
8
$50,000 to
a $99.000
0.5% 145
0.2% 44
0.7% 29
0.4% 19
0.9% 53
$100,000 to
% $149.000
4.5% 1,140
3.5% 481
5.2% 250
4.0% 86
5.6% 323
150,000 to
Y $199.000
35.1% 1,128
37.8% 511
44.6% 184
18.0% 118
34.3% 315
$200,000 to
Y S29.000
34.7% 557
40.2% 191
32.8% 80
24.7% 137
33.5% 149
7 0.4% 156 7.8% 996 49.8% 378 18.9% 283 14.2% 179 9.0%
59
23
36
172
14
42
58
58
0.2%
0.7%
0.1%
2.1%
2.2%
0.0%
9 0.2%
3 0.3%
0 0.0%
4 0.5%
2 0.1%
4 0.9%
4 016% 170
3.5% 293 17.6%
7.5% 93 30.4%
2.7% 200 14.7%
18.9%
19.3%
9.5%
4.0%
5.7%
7.2%
3.1%
30.1%
29.8%
38.1%
1,614
151
408
295
760
10 2.2% 54
38.0%
17.05.
55.7%
36.5%
41.2%
11 .99p6
4A4% 175. 25.6%
21 0.3% 361 5.4% 2,995 44.9%
11 0.3% 182 5.3% 1,784 51.9%
7 0.5% 124 8.9% 700 50.4%
3 0.2% 44 2.9% 390 25.6%
0 0.0% 11 3.4% 121 37.3%
367 22.1% 487
83 27.1% 71
284 20.9% 416
22.6%
22.5%
23.8%
32.1%
27.7%
34.9%
34.5%
1,363
241
203
282
637
212 31.0%
2,083 31.2%
958 27.9%
348 25.1%
659 43.3%
118 36.4%
377 11.0%
144 10.4%
320 21.0%
50 15.4%
40,075 40,075 11,124 182 0.4% 2,755 5.4% 18,131
9,481 0.9% 93,514 9.3% 310,792
35.4% 14,850 29.0% 9,818 19.2% 5,463 10.7%
30.9% 298,303 29.7% 196.372 19.5% 96.111 9.6%
Source: U.S. Census of Population and Housing ( Summary Population and Housing Characteristics: 1990, CPH-1-23)
Source: U.S. Census of Population and Housing, 1980
$300,000
A or more
17.1% 265
15.0% 43
14.3% 14
28.7% 115
15.8% 93
8.2%
3.4%
2.5%
24.1%
9.9%
452
34
418
29.3%
23.2%
30.7%
16.8%
16.5%
23.8%
19.4%
3.5.5%
9.5%
16.5%
17.1%
272%
11.1%
30.8%
9.5%
9.7%
4.8%
6.3%
17.1%
1.4%
4.5%
4.0%
Cape Cod
State
51,199
1,004,573
136 30.0% 148 32.Z% 10 22,7%
163 13.4% 99 4.8%
891 13.4% 318 4.8%
124 3.6%
65 4.7%
105 6.9%
24 7.4%
Less than $10,000 to$1 5,000 to$20,000 to$25,000 to$30,000 to$35,000 to$40,000 to$50,000 to$80,000 tol100,000 t4150,000 to
19.M0 Igtal $10.000 $14.999 $19.999 $24.999 $29.999 $34.999 $39.999 $49.999 $79.999 $99.999 $149.999 $199.999 $200.000+
Count 38,558 59 114 245 700 1,187 2,402 3,287 8,675 15,670 3,045 2,218 581 375
Percent 0.2% 0.3% 0.6% 1.8% 3.1% 6.2% 8.5% 22.5% 40.6% 7.9% 5.8% 1.5% 1.0%
Median $55,000
Income
Overall, the Cape Cod region has an income lower than the rest of Massachusetts. This
has been consistent over the previous three decades. The Cape's per capita income has
been eroding slowly over the previous decade to a difference of 5%. This is supported by
the drop in median household income which also dropped 2.5% in relationship to the state
median. This erosion of household and per capita income may be more indicative of the
increase in elderly population who are living on fixed incomes. During the period of 1979
to 1989, the state median household income rose 110.3% vis-A-vis 104.2% for the region.
The retirees on the Cape receive a higher level of transfer payments from both social
security and retirement income than the state mean. For social security, the Cape mean
for 1989 was $8,340 vis-a-vis the state mean of $7,649, while retirement income shows a
larger difference, $11,208 for the Cape vis-A-vis $8,571 for the state. A 1988 study by
Charles River Associates found that in 1985 over-65 taxpayers on the Cape achieved
relative parity with under-65 resident taxpayers and exceeded the average income of off-
Cape over-65 taxpayers by $1,371 or 6.8%. In 1985 the average income for off-Cape
over-65 taxpayers was $20,112. The Massachusetts Revenue Department provided data
indicating that over-65 Cape residents enjoyed higher unearned incomes, $18,500 vis-A-vis
$14,200 off-Cape over-65 taxpayers. See Table IX, Median Household Income, 1979-
1989, Per Capita Income, 1969-1989, and Household Income by Source by Township in
2 Cape Cod Input-Output Model by Charles River Associates Incorporated, CRA Report No. 206, April 1988
38
1989, for detailed information by townships over the previous decades. See Table X,
Median Income by CDP in 1989, for detailed information.
Table IX
Median Household Income 1979-1989
Percentage Percentage % Change
IQwn .1Z. of State I of Ste 1979-8
Barnstable $16,312 92.8% $33,411 90.4% 104.8%
Bourne $15,742 89.6% $34,159 92.4% 117.0%
Brewster $15,687 89.3% $34,935 94.5% 122.7%
Chatham $15,441 87.9% $31,315 84.7% 102.8%
Dennis $13,944 79.3% $27,900 75.5% 100.1%
Eastham $15,392 87.6% $31,339 84.8% 103.6%
Falmouth $16,572 94.3% $33,944 91.9% 104.8%
Harwich $14,731 83.8% $28,259 76.5% 91.8%
Mashpee $16,179 92.1% $32,524 88.0% 101.0%
Orleans $16,513 94.0% $29,519 79.9% 78.8%
Provincetown $10,108 57.5% $20,487 55.4% 102.7%
Sandwich $20,199 114.9% $43,500 117.7% 115.4%
Truro $13,723 78.1% $28,333 76.7% 106.5%
Wellfleet $12,816 72.9% $24,149 65.4% 88.4%
Yarmouth $14,560 82.8% $27,222 73.7% 87.0%
County $15,553 88.5% $31,766 86.0% 104.2%
Massachusetts $17,575 $36,952 110.3%
Per Catita Income per Townshin 1969-1989
Percentage
Ton 192 of State
Barnstable $3,464 101.6%
Bourne $2,681 78.7%
Brewster $3,834 112.5%
Chatham $3,738 109.7%
Dennis $3,618 106.2%
Eastham $3,809 111.8%
Falmouth $3,292 96.6%
Harwich $3,279 96.2%
Mashpee $3,400 99.8%
Orleans $4,762 139.7%
Provincetown $2,681 78.7%
Sandwich $3,124 91.7%
Truro $3,695 108.4%
Wellfleet $3,710 108.9%
Yarmouth $3,375 99.0%
County $3,353 98.4%
Massachusetts $3,408
Percentage
1Z of State
$7,539 101.1%
$6,658 89.3%
$6,602 88.5%
$8,398 112.6%
$7,323 98.2%
$7,235 97.0%
$7,601 101.9%
$7,044 94.5%
$7,813 104.8%
$8,958 120.1%
$6,828 91.6%
$7,955 106.7%
$6,912 92.7%
$6,896 92.5%
$7,264 97.4%
$7,428 99.6%
$7,457
Percentage
12B2 of State
$17,376 100.9%
$14,962 86.9%
$16,552 96.1%
$18,471 107.2%
$15,436 89.6%
$16,004 92.9%
$17,131 99.5%
$15,020 87.2%
$14,526 84.3%
$19,249 111.8%
$14,955 86.8%
$17,412 101.1%
$15,391 89.4%
$14,581 84.7%
$15,042 87.3%
$16,402 95.2%
$17,224
mean nousenola income by source in 1989
Wage/ Percentage % of
Salarv of State Households
$40,266 89.4% 71%
$37,150 82.5% 77%
$34,916 77.6% 68%
$33,440 74.3% 55%
$29,333 65.2% 61%
$29,419 65.3% 65%
$38,079 84.6% 71%
$31,124 69.1% 57%
$33,985 75.5% 73%
$33,292 73.9% 59%
$23,753 52.8% 72%
$42,264 93.9% 76%
$28,402 63.1% 73%
$21,433 47.6% 67%
$31,595 70.2% 60%
$35,686 79.3% 67%
Massachusetts $45022 78%
Social Percentage % of
Security of State Households
$8,464 110.7% 35%
$7,553 98.7% 31%
$8,840 115.6% 39%
$9,361 122.4% 51%
$8,462 110.6% 47%
$8,782 114.8% 40%
$8,035 105.0% 34%
$8,235 107.7% 45%
$8,406 109.9% 29%
$1,354 17.7% 50%
$5,769 75.4% 27%
$8,298 108.5% 29%
$7,192 94.0% 34%
$7,513 98.2% 31%
$8,512 111.3% 47%
$8,340 109.0% 38%
$7,649 27%
Retirement Percentage % of
Income of State Households
$11,769 137.3% 22%
$11,773 137.4% 20%
$11,775 137.4% 27%
$12,681 148.0% 30%
$9,722 113.4% 32%
$10,965 127.9% 30%
$12,137 141.6% 22%
$11,280 131.6% 31%
$9,094 106.1% 16%
$13,626 159.0% 32%
$7,163 83.6% 13%
$11,334 132.2% 22%
$14,698 171.5% 22%
$7,722 90.1% 25%
$10,029 117.0% 31%
$11,208 130.8% 25%
$8,571 16%
Source: U.S. Census of Population, 1990
Iown
Barnstable
Bourne
Brewster
Chatham
Dennis
Eastham
Falmouth
Harwich
Mashpee
Orleans
Provincetown
Sandwich
Truro
Wellfleet
Yarmouth
County
_
I~ I
Table X
Median Income by CDP in 1989
Place
Barnstable town
Barnstable Village COP
Centerville CDP
Cotuit CDP
Hyannis CDP
Marstons Mills CDP
Osterville CDP
West Barnstable CDP
Per Percentage
Capita of State
$17,376 100.9%
$23,047 133.8%
$18,455 107.1%
$22,414 130.1%
$14,053 81.6%
$16,409 95.3%
$22,526 130.8%
$18,483 107.3%
Bourne town $14,962 86.9%
Bourne CDP $15,567 90.4%
Buzzards Bay CDP $13,533 78.6%
Monument Beach CDP $17,398 101.0%
Pocasset CDP $19,07 115.6%
Sagamore CDP $14,670 85.2%
Brewster town
Brewster CDP
Chatam town
Chatham COP
West Chatham CDP
Dennis town
Dennis CDP
Dennis Port CDP
East Dennis CDP
South Dennis CDP
West Dennis CDP
Yarmouth Port CDP
Eastham town
North Eastham CDP
Falmouth town
East Falmouth CDP
Falmouth CDP
North Falmouth CDP
Teaticket CDP
West Falmouth CDP
Harwich town
East Harwich CDP
Harwich Center CDP
Harwich Port CDP
Northwest Harwich CDP
MAschne tnwn
$16,552 96.1%
$17,828 103.5%
$18,471 1072%
$18,410 106.9%
$16,209 94.1%
$15,436 89.6%
$20,667 120.0%
$13,499 78.4%
$15,036 87.3%
$13,832 80.3%
$14,646 85.0%
$16,004
$15,256
$17,131
$14,910
$16,622
$18,933
$15,230
$23,263
$15,020
$14,726
$14,896
$17,173
$14,308
$14,526
92.9%
88.6%
99.5%
86.6%
96.5%
109.9%
88.4%
135.1%
87.2%
85.5%
86.5%
99.7%
83.1%
84.3%
Median
Household Percentage
Income of State
$33,411 90.4%
$45,671 123.6%
$35,249 95.4%
$38,487 104.2%
$25,492 69.0%
$41,261 111.7%
$30,006 97.4%
$41,563 112.5%
$34,159 92.4%
$34,830 94.3%
$32,500 88.0%
$39,306 106.4%
$35,972 97.3%
$38,077 103.0%
$34,935 94.5%
$31,875 86.3%
$31,315 84.7%
$26,719 72.3%
$31,312 84.7%
$27,900 75.5%
$33,082 89.5%
$22,774 61.6%
$30,301 82.0%
$30,938 83.7%
$25,826 69.9%
$31,339
$32,888
$33,944
$31,726
$25,613
$42,071
$28,872
$42,417
$28,259
$31,109
$26,053
$25,250
$27,857
$32,524
84.8%
89.0%
91.9%
85.9%
69.3%
113.9%
78.1%
114.8%
76.5%
84.2%
70.5%
68.3%
75.4%
88.0%
Median
Family Percentage
Income of State
$40,229 90.7%
$51,888 117.0%
$41,836 94.3%
$46,314 104.4%
$31,267 70.5%
$44,083 99.4%
$46,906 105.7%
$46,548 104.9%
$38,408 86.6%
$46,638 105.1%
$40,385 91.0%
$41 422 93.4%
$41,536 93.6%
$41,635 93.8%
$40,016 90.2%
$41,250 93.0%
$36,961 83.3%
$34,750 78.3%
$34,489 77.7%
$33,531 75.6%
$41,741 94.1%
$27,217 61.3%
$35,000 78.9%
$34,286 77.3%
$30,304 68.3%
$36,067
$36,522
$40,655
$36,219
$37,394
$49,539
$37,829
$56,154
$35,036
$35,500
$34,412
$33,523
$35,357
$34,589
81.3%
82.3%
91.6%
81.6%
84.3%
111.7%
85.3%
128.6%
79.0%
80.0%
77.6%
75.6%
79.7%
78.0%
Median
Non-family
Household Percentage
Income of State
$20,162 96.9%
$31,023 149.1%
$20,171 97.0%
$21,174 101.8%
$17,348 83.4%
$26,964 129.6%
$18,125 87.1%
$27,222 130.9%
$18,987 91.3%
$25,125 120.8%
$13,643 65.6%
$21,979 105.7%
|$20,781 99.9%
$14,821 71.2%
$20,161 96.9%
$17,222 82.8%
$19,641 94.4%
$19,879 95.6%
$17,396 83.6%
$15,915 76.5%
$15,625 75.1%
$15,137 72.8%
$19,769 95.0%
$21,736 104.5%
$11,705 56.3%
$18,288
$19,732
$19,022
$18,830
$14,597
$19,635
$16,394
$31,484
$15,380
$16,250
$15,625
$13,438
$15,735
$21,910
87.9%
94.9%
91.4%
90.5%
70.2%
94.4%
78.8%
151.4%
73.9%
78.1%
75.1%
64.6%
75.6%
105.3%
, ,
Median Income in 1989
Place
OrlaansTown
Orleans CDP
Provincetown town
Provincetown CDP
East Sandwich CDP
Forestdale CDP
Sandwich CDP
Truro town
Wellfleet town
Yarmouth town
Hyannis CDP
South Yarmouth CDP
West Yarmouth CDP
Yarmouth Port CDP
County
State
Per Percentage
Capita of State
$19,249 111.8%
$13,757 79.9%
$14,955 86.8%
$15,235 88.5%
$17,412 101.1%
$22,657 131.5%
$14,579 84.6%
$16,763 97.3%
$15,391 89.4%
$14,581 84.7%
$15,042 87.3%
$14,284 82.9%
$15,540 90.2%
$16,678 96.8%
$16,402 95.2%
$17.224
Median
Household Percentage
Income of State
$29,519
$20,917
$20,487
$19,935
$43,500
$50,756
$44,231
$34,342
$28,333
$24,149
$27,222
$25,214
$26,977
$34,107
$31,766
$36,952
79.9%
56.6%
55.4%
53.9%
1177%
137.4%
119.7%
92.9%
76.7%
65.4%
73.7%
68.2%
73.0%
92.3%
86.0%
Median
Family Percentage
Income of State
$44,534 100.4%
$35,625 80.3%
$29,392 662%
$29,032 65.4%
$48,150 108.5%
$54,855 123.6%
$46,290 104.3%
$41,705 94.0%
$33,750 76.1%
$28,452 64.1%
$33,282 75.0%
$30,909 69.7%
$32,344 72.9%
$39,753 89.6%
$38,117 85.9%
$44,367
Median
Non-family
Household Percentage
Income of State
$15,975 76.8%
$14,156
$16,812
$16,756
$21,780
$33,828
$23,472
$13,632
$18,854
$14,604
$17,312
$15,650
$18,949
$19,292
$18,404
$20,802
68.1%
80.8%
80.5%
104.7%
162.6%
112.8%
65.5%
90.6%
70.2%
83.2%
75.2%
91.1%
92.7%
88.5%
Source: U.S. Census of Population, 1990
Land Use
The Cape Cod area has undergone very significant changes in the latter half of this
century. Between 1952 and 1972, 16%, approximately 32,000 acres, of the Cape's
natural forest, upland and open fields was developed, primarily for residential usage.
This trend has continued and accelerated. Between 1971 and 1990, over 35,500 acres
were developed. This is a total of over 67,500 acres, 28% of the Cape, that has been
developed in 38 years. See Table XI, Barnstable County Land Use 1971-1990, for
detailed land use and changes
The Cape Cod Commission considers 80,315 acres, 32% of the land mass, as reserved
open space and is seeking to expand the acreage. Between 1983 and 1990, the various
towns and the state purchased over 5200 acres through land acquisitions to be used open
space and recreation use.
2 Massachusetts Coastal Zone Management Plan, Volume H of 2, June 1, 1977, pg. 151
2 Cape Cod Commission Regional Policy Plan for Barnstable County, pg. 76
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Table XI
Barnstable County Land Use 1971
1971
Land Use (acres) Acres
Residential 42,162
Crop Land & pasture 2,387
Forest Land 148,801
Inland Wetland 5,653
Open land 19,831
Participation Recreation 2,533
Commercial 3,018
Industrial 439
Transportation 4,283
Waste disposal 531
Water 10,722
Total 240,360
Source: Resource Mapping, Dept. of Forestry and Wildlife, University of Massachusetts
- 1990
%
17.5%
1.0%
61.9%
2.4%
8.3%
1.1%
1.3%
0.2%
1.8%
0.2%
4.5%
100.0%
Acres
60,620
2,050
128,414
5,697
19,009
3,159
3,883
831
4,408
786
10,722
239,579
1984
LO
25.3%
0.9%
53.6%
2.4%
7.9%
1.3%
1.6%
0.3%
1.8%
0.3%
4.5%
100.0%
11A
43.8%
-14.1%
-13.7%
0.8%
-4.1%
24.7%
28.7%
89.3%
2.9%
48.0%
0.0%
Acres
71,374
1,950
112,923
5,709
19,885
4,102
4,630
1,182
4,594
1,067
10,875
238,291
1990
NO
30.0%
0.8%
47.4%
2.4%
8.3%
1.7%
1.9%
0.5%
1.9%
0.4%
4.6%
100.0%
%_A
17.7%
-4.9%
-12.1%
0.2%
4.6%
29.9%
19.2%
42.2%
4.2%
35.8%
1.4%
Ill. The Approval Process
Procedure
Developments on the Cape are required to be responsive to myriad of municipal, county,
state and federal agencies. Each of these agencies have a minimum requirement for
completion of paper work and proper notification and may have varying degrees of veto
power over developments within their jurisdictions. For residential developments, the
easiest approach would be to begin at the local level. For developments smaller than
Developments of Regional Impact, residential subdivisions of five or more lots,
developments need to comply with the Local Comprehensive Plans along with all relevant
and pertinent rules and regulations. For new residential projects that are required to be
reviewed by the Commission, the threshold is subdivisions of 50 or more acres or
subdivisions of 30 or more lots or dwelling units.
The townships also have a discretionary referral as to which projects are sent to the
Commission for review. The premise is that a town board, during the review process,
feels that a specific project has a regional impact. The town boards which are authorized
to use discretionary referral include the Board of Selectman, the Conservation
Commission, the Planning Board, the local Historical Commission and the Board of
Health. When a project is submitted to the Commission under the discretionary referral,
the Commission needs to make a finding and to be specific. The potential problem with
this discretionary referral is that town boards can "kick up" projects that are subjectively
deemed undesirable. According to Ms. Fenn, since the Commission has been in existence,
there have been twelve projects referred to the Commission. The Commission only
accepted six, two were sent back to the towns, two were withdrawn, and two are still
pending.
Developments of Regional Impact are required to submit preliminary cluster development
plans for consideration by towns or the Cape Cod Commission as appropriate during the
development process.2 6 According to the Regional Policy Plan, the Cape Cod
Commission Act requires the Commission to be consistent with local bylaws and
regulations. The Commission has the authority to impose stricter conditions on a
development than the local board. The Commission may however recommend waiving
certain local standards if it is in the interest of the Cape Cod Commission Act.27
The review process by the Commission begins after a project is referred by the township
when the threshold is crossed or when discretionary referral is utilized. Once referred, the
Commission has 60 days to hold a public hearing, during which all interested parties may
voice there concerns. This hearing must close within 90 days. The Commission then has
60 days to issue a decision unless both parties agrees to extend the review period. This is
a total of 210 days; a substantial amount of time for a developer to wait for a decision.
The problem is that while the Commission is reviewing the project, the review process at
the local level is on hold until a decision is reached by the Commission.
2 Cape Cod Commission Regional Policy Statement, Minimum Performance Standard, Paragraph 1. 1.2
2 Ibid. Pg. 92
At the state level, all coastal development falls under the Wetlands Protection Act. Under
this Act, in force and effective as of January 1, 1994, the procedure on the surface appears
relatively simple. For residential properties, the Act is intended to apply to any work on a
single family residential lot including a house addition, deck, garage, pool, shed or
driveway and for construction of each single family house, including single family houses
in a subdivision.28 The procedure is as follows:
1. Request for Determination of Applicability which requires a response within 21 days.
2. File Notice of Intent if applicable
3. Public hearings by local Conservation Commission need to be held within 21 days
4. Orders of Conditions within 21 days of close of public hearings
5. Request for Actions by Department or be Appeals process
e Orders of Conditions and extensions
6. Certificates of Compliance
The individual steps needed for compliance require approval from other state and federal
authorities and compliance with numerous state and federal acts not yet mentioned. I will
mention only a few of the agencies that have a major influence over residential
developments. They are as follows:
1. Massachusetts Governor's Committees
2. Massachusetts Executive Office of Environmental Affairs for projects subject to
review under the Massachusetts Environmental Policy Act and the Cape Cod
Commission Act
3. Massachusetts Coastal Zone Management
4. Massachusetts Historical Commission
2 Wetlands Protection Act, effective January 1, 1994, pg. 310 CR - 236
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5. Massachusetts Executive Office of Communities and Development
6. Massachusetts Department of Environmental Protection
7. Division of Marine Fisheries
8. Massachusetts Department of Environmental Management
9. Massachusetts Department of Environmental Protection
10. Department of Fish, Wildlife and Environmental Law Enforcement
11. Environmental Protection Agency
12. Army Crop. of Engineers
13. National Park Service
There are approximately 22 state agencies that have various interests in Cape Cod Issues.
The Cape Cod Commission Act intended that the Commission make decisions in tangent
with the various state agencies. The Commission's decisions may be more stringent than
the individual agencies but may not be less stringent. The Commission has also been
working to stream line the review process and to become a sort of central clearing house
for development permits in the region. To date, the progress of the Commission to
function as a central clearing house appears very limited and notification of individual state
and federal agencies by the applicant is still required.
Massachusetts Coastal Zone Management
The previous section identified numerous agencies, both state and federal, that have
varying degrees of interest in development on the Cape. This section will address the
Massachusetts Office of The Coastal Zone Management, a state agency funded by the
federal government, and an agency which has a strong influence on coastal developments
on the Cape. The Massachusetts Office of The Coastal Zone Management (MCZM) has
an interest in the entire region because the coastal zone classification encompasses the
entire region. The function of the MCZM is to coordinate development of state and
federal policies regarding protection, development and revitalization of the state coastal
resources and along with working with other state agencies in implementing the policies.
The MCZM provides technical assistance to the region's towns ranging from harbor
development plans2 9 and barrier beaches to outreach programs, educational programs
intended to educate residents and community groups on environmental issues to educating
these same folks on how to secure a dock permit.
Ms. Pam Rubinoff at the time of this writing is the regional coordinator. Her functions
include reviewing projects effected by Coastal Zone regulations and being a technical
resource for both the Cape Cod Commission and the individual communities. During a
review she may comment on issues such as shellfish issues, non-point pollution issues,
general pollution issues and navigation, issues directly regulated by other agencies and
29 Cape Cod Commission Regional Policy Plan for Barnstable County, pg. 96
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indirectly by MCZM. She works very closely with the areas marinas "who feel they are
overburdened with regulations". According to Ms. Rubinoff, "they (the marinas) believe
that MCZM is trying to assist them in getting their word out to the regulatory agencies.
That they see MCZM as trying to balance things (environmental issues vs. water uses)".
An example of the technical service provided by the MCZM is the Massachusetts
Shoreline Change Map prepared from the Massachusetts Shoreline Change Report, May
1989. This map records the changes, both negative and positive, in the Cape shoreline
over the previous 150 years. Some of the changes have been drastic such as a shift of
almost 3,000 ft of a barrier beach outside Chatham. The majority of the changes have
been much less, with the least amount of change taking place on the south shore of Cape
Cod because of extensive erosion control structures.
Regulations
Coastal development on the Cape is not only influenced by the agencies previously
mentioned, but also influenced by numerous regulations, both state and federal. This
section will try to enumerate some of the numerous regulations effecting coastal
development on Cape Cod. They are as follows:
" The Coastal Wetlands Restriction Act, enacted 1965, prohibits dredging, filling,
removing or otherwise altering or polluting coastal wetlands. In 1984, approximately
46,000 acres were protected state wide, encompassing over 39 communities.
* The Wetlands Protection Act, enacted 1978, presumes that wetlands are significant for
the following interests: flood control, storm damage prevention, protection of public
and private water supply, protection of ground water supply, prevention of pollution,
protection of fisheries, and protection of land containing shellfish.
* The Coastal Barrier Resource Act, enacted in 1982, created the Coastal Resource
System. In 1990, the Coastal Barrier Improvement Act was passed. The law prohibits
new federal expenditures and financial assistance. The restrictions apply to
development-related activities, such as the construction of roads bridges, boat
landings, buildings, and infrastructure facilities. This curtailment of funds also applies
to most forms of erosion control and stabilization work. The Act does permit
expenditures for energy facilities, maintenance of navigational channels, and
emergency disaster assistance. In Massachusetts, as of 1990, 67,370 acres over 62
locations are effected. Of this acreage, 18,072.3 acres are on the Cape, composing
36.57 miles of shoreline length. 30 This does not include the National Seashore with its
approximate 11.5 miles of shore line in Provincetown, Truro and Wellfleet.
* National Flood insurance Program administered by the Federal Emergency
Management Agency (FEMA) makes flood insurance available in those Cape
communities which choose to participate. MDEM's Division of Water Resources,
through the Flood Hazard Management Program, works with FEMA to implement the
program and to provide technical and mapping assistance to Massachusetts
municipalities. Issuance of new federal flood insurance policies delineated in the
Coastal Resource Act was prohibited after October 1, 1983.
* Massachusetts Environmental Policy Act (MEPA), the process is triggered when a
developer files an Environmental Notification Form. Any project which requires
Commonwealth approvals of any kind or will receive funding from any public program
and which exceeds a set of filing thresholds in the MEPA regulation, must be reviewed
by MEPA.
* Barrier Beaches: Governors' Executive Order No. 181 provides special protection to
these areas and receive priority status for Self Help and other state and federal
acquisitions programs. No development shall be permitted in the velocity zones or
primary dunes areas identified by DEQE, now DEP. MCZM coordinates state agency
management policy for barrier beach areas.
* Federal Safe Drinking Water Act, authorizes EPA to designate aquifers as sole or
principal water sources. The Cape was designated a sole source aquifer under this act.
30 Coastline, issue No. 4
e Natural Heritage and Endangered Species Program, administered through the
DFWELE, protects critical natural areas. Areas covered under this program can not
be adversely effected in both the short and long term, nor is replication of the habitat
permitted.'
* The Massachusetts Endangered Species Act, enacted in 1990, protects designated
significant areas for endangered and threatened species, both plant and animal. Areas
so designated require a permit for any alteration of significant habitat from the
Division of Fisheries and Wildlife based on a finding that the proposed alteration will
not reduce the viability of the designated area to support the species it was designated
for.32
" DFWELE Acquisitions Program, empowers the Department of Fisheries, Wildlife and
Environmental Law Enforcement to acquire land to protect important wildlife habitat,
to develop wildlife corridors, to preserve rare and endangered species, and to enlarge
existing protected open space holdings. Twenty percent of the available funds are
slated for coastal zone acquisition.3 3
* Massachusetts Historic Commission has been working with various Cape Cod historic
districts in protecting historic structures and to encourage new designs that are
compatible with the local character.
* Scenic Roads Act empowers municipalities to designate public roads other than
numbered route and state highway as a scenic road. Designation prohibits the
31 Massachusetts Outdoors!, For Our Common Good, 1988-1992, Volume II, pg. 64
32 Cape Cod Commission Regional Policy Plan for Barnstable County, pg. 39
3 Massachusetts Outdoors!, For Our Common Good, 1988-1992, Volume II, pg. 64
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destruction of stone walls or removal of existing trees without prior consent of the
local planning board and a public hearing. The Old Kings Highway Regional Historic
District Commission is a hybrid of a historic district and the Scenic Road Act.34
Ibid. Pg. 67
IV. The Proposed Sites and Townships
Objective
In seeking to find potential sites for development, the objective was to define areas that
may hold long term potential for development in lieu of single site properties that are
market driven. Opportunities can always be found in all markets, but these opportunities
are market driven, i.e. a large estates or parcels coming onto to the market and are
subdivided to a higher density. This approach tends to be an infill approach where these
properties are developed to match the adjacent properties, typically to a higher density.
The selection process was intended to find general locations where the communities are
underdeveloped in relationship to other Cape Cod communities. Between 1971 and 1990,
the amount of residential acreage has almost doubled for the entire region. Within the
individual townships, the growth rates from 1960 to 1990 ranged from almost no
population growth in Provincetown to over 900% in the Township of Mashpee. It should
be noted that Mashpee is the exception to the development patterns on the Cape, because
of the Supreme Court decision in the early 1970's clearing land titles contested by the
Wampanoag Indian tribe. This decision sparked the rapid growth pattern in Mashpee.
Criteria and Methodology
In seeking to analyze the Cape Cod region, I decided to use the boundaries established by
the U.S. Census. The U.S. Census breaks the townships within the region down into
Census-Designated Places, CDP, where each CDP within the townships is relatively small.
The average size of a Cape CDP is 4.4 sq. miles. Each CDP, while small in size,
correspondence relatively close to information from the Census, the Cape Cod
Commission, state agencies and University of Massachusetts. If information is not
available directly at the CDP level, than information is available on a township level. The
U.S. Census definition of a CDP is as follows:
Census designated places are delineated for the decennial census as the statistical
counterparts of incorporated places. CDP's compromise densely settled
concentrations of population that are identifiable by name, but are not legally
incorporated places. Their boundaries, which coincide with visible features or the
boundary of an adjacent incorporated place, have no legal status,... CDP
boundaries may change with changes in settlement pattern. To qualify as a CDP
for the 1990 census, an unincorporated community must have met the following
criteria:
a. 1,000 or more persons if outside the boundaries of an urbanized area
(UA) delineated for the 1980 census or a subsequent special census 5
35 U.S. Department of Commerce, 1990 CPH-5-23
If one looks at Table XII, Changes in Distribution of Population By Census Designated
Place from 1960 to 1990, one notices that the number of CDPs has increased considerably
within the region. This is a reflection of the changes in population patterns over the
period.
In reviewing this Table XII, Changes in Distribution of Population By Census Designated
Place from 1960 to 1990, I sought to define townships and CDPs that experienced the
lowest growth. This was for the purpose of defining townships that, because of lower
population growth, may have significant tracts of land still available for development and
these areas should be reviewed further. I ignored the townships for housing unit density
and for per capita income in this part of the analysis. Some of the areas that experienced
lower growth as a percentage than other townships in the region are Chatham, Falmouth,
Orleans, Truro and Wellfleet. These townships are highlighted on the Table XII. The two
townships that experienced the lowest growth during this time are Bourne and
Provincetown.
The second grouping of Census information utilized to determine potential CDP is Table
XIII, Distribution of Population by Census-Designated Place in 1990. This Table provides
population density on a CDP basis. The table was expanded to arrive at densities
throughout the region including Non-CDP area. The U.S. Census provided a map of
Barnstable County identifying each CDP within each township. By highlighting these
CDP areas on a census map, it was possible to define the Non-CDP areas. For the
population and densities within each Non-CDP area, the information was arrived by
subtracting the total CDP population from the respective township population. This same
procedure was utilized to arrive at the squares miles of the Non-CDP parcels. Having
completed the missing pieces of the zero-sum game, it was possible to arrive at the
densities through the entire Cape region in 1990. The highlighted areas of the table
indicate parcels that have low densities. Some of these parcels such as Barnstable Non-
CDP, Truro and Wellfleet have extremely low densities largely because they have large
protected parcels. In the case of Barnstable Non-CDP, the area is primarily Sandy Neck
Beach, which is protected. Truro and Wellfleet, in turn, have substantial lands that are
part of the National Seashore. Other areas warrant closer review such as Bourne Non-
CDP which includes Scraggy Neck at 155.7 people per square mile (p/sm), Chatham Non-
CDP at 295.2 p/sm and Eastham Non-CDP to name a few.
The problem with the concept identified in the previous paragraph for arriving at densities
in both CDP and Non-CDP parcels is that it does not address the issue of open space and
recreation space for which the Cape Cod is noted for. The assumption in the previous
paragraph was that recreational space was distributed uniformly through the region. We
know that this is not so. The outer Cape has a much higher percentage of open space and
recreation. Table XIV, Population Density by Township with SCORP--The 1988
Statewide Comprehensive Outdoor Recreation Plan Site Inventory--and Table XV,
Population Density by Township with Adjusted SCORP, attempts to reconcile this issue.
The SCORP acreage's is as provided by Mass. G.I.S. The problem with this information
is that SCORP acreage, because it was prorated throughout the townships, created
discrepancies as can be seen in Bourne and Chatham, where the SCORP acreage exceeds
the town legal limits. Other visible problems are that within the towns of Truro and
Wellfleet, the SCORP acreage is too low. The Mass. G.I.S. is aware of this discrepancy
and will be adjusting the data after completion of a statewide survey, presently underway,
and scheduled for completion in the Fall of 1994.
Table XV, Population Density by Township with Adjusted SCORP is an attempt to adjust
the SCORP acreage using the National Park Service data for towns effected by the
National Seashore. The tally for SCORP acreage from the table, 81,989 acres, is more in
line with the Cape Cod Commission's tally for open and recreation space, 80,315 acres.
The difference is approximately 2%, but the concern with the adjusted SCORP is that the
town of Bourne has no open space. The Township of Bourne has open space therefore
this table has an error. However, I feel that this table represents a fairer distribution of
open space then simply prorating the open and recreational acreage.
Using the Adjusted SCORP table results in changes in the population densities. The Non-
SCORP acreage in the table represents land that is developable and does not have any
extraordinary restrictions on the land. The use of these adjusted figures dramatic changes
both population and housing unit densities in Truro and Wellfleet. These two townships
are rather densely occupied after adjusting for restricted acreage.
In the analysis, another factor was used in arriving at the densities of townships within the
National Seashore boundaries. Within the boundaries of the National Seashore and
adjacent public lands are private lands whose acreage is included within the open space.
These housing units, Certified Units, were removed to more accurately calculate available
acreage per housing units in Table XV.
While population density is an adequate indicator of how built up a community is, a better
indicator for potential development, would be the number of living units within a CDP
against the total acreage with the CDP. Table XVI, Typical Lot Size per CDP in 1990, is
an attempt to allocate CDP acreage against living units within a CDP parcel. The total
acreage includes open space and infrastructure. This table more accurately indicates how
built up a community, or a CDP, is because it eliminates discrepancies between household
size. The highlighted areas indicate prospective candidates for review. A review of Table
XVII, Average Household Size per CDP in 1990 reveals that household size varies
through out the region.
In reviewing any townships or CDP, it is also necessary to review the composition of the
housing stock. The Cape Cod region has a much higher percentage of single family
housing units, 85%, than the balance of the state, 50%. But the range within the region is
very broad ranging from 28% in Provincetown Non-CDP to 100% in Barnstable Non-
CDP. See Table VII, Single Units and Year Round Occupancy by CDP in 1990. Since
the region is considered a resort area, only slightly better than half of the region's housing
stock, 57.4%, is occupied year round by their owner's or renters. This also ranges
significantly within the region from 27% to 86%. As a side note, the four CDP places
with the highest year round occupancy, 80%+, also have the largest household size, 2.70+.
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Table X11
Changes in Distribution of Population by Census Designated Place in 1960 to 1990
Arranged by CDP - Census -designated place, a densely-settled population center without legally-defined corporate limits
Barnstableton
Barnstable Village CDP
Centerville CDP
Cotuit CDP
Hyannis CDP
Marstons Mills CDP
Osterville CDP
West Barnstable CDP
Barnstable Non-CDP
Bourne town
Bourne CDP
Buzzards Bay CDP
Monument Beach CDP
Pocasset CDP
Sagamore CDP
Bourne Non-CDP
Brewster town
Brewster CDP
Brewster Non-CDP
Chatham CDP
West Chatham CDP
Chatham Non-CDP
Dennis twn
Dennis CDP
Dennis Port CDP
East Dennis CDP
South Dennis CDP
West Dennis CDP
Yarmouth Port CDP
Dennis Non-CDP
Eastham tow
North Eastham CDP
Eastham Non-CDP
East Falmouth CDP
Falmouth CDP
North Falmouth CDP
Teaticket CDP
West Falmouth CDP
Falmouth Non-CDP
Town CDP
PopulationEPoulation
13,465
5,139
1,094
CDP Non-CDP
Subtotal Subtotal
6,233
7,232
14,011
2,170
2,170
1,236
1,479
1,479
11,841
1,236
1,794
3,727
1,271
1,200
1$,037
2,456
1,200
1,655
3,308
4,963
8,074
1I=
Town CDP
PopulationPopulation
19,842
12,636
1,790
4,64
6,454
2,043
16,942
1,202
2,876
6,847
1,286
1,992
2,422
1,007
1,652
-
1,410
1,896
1E 19
CDP Non-CDP 1960-1970 Town CDP CDP Non-CDP 1970-19801 Town CDP CDP Non-CDP 1980-1990 1960-1990
Subtotal Subtotal A Population Population Subtotal Subtotal 2A Ppulaion Population Subtotal Subtotal A A
47.4% 30,898 55.7% 40,929 32.5% 304.0%
12,211
7,631
-9.8% 13,874
5,421
1,652
7,215
1,790
2,902
44.8%
73.2%
3,306
3,148
2,043
2,971
5,806
8,777
70.3%
22.3%
7,165
5,226
2,033
3,640
9,118
1,799
2,678
3,375
1,152
16,590
14,308
9.8% 16,064
7,205
1,744 1,744
6,071
1,922
1,398 3,320
6,669
3,482
2,751
12,360
192.0%
91.5%
2,570
2,023
3,472
4,593
1,318 1,318
5,181
5,720
1,080
7,767
2,154
69.9%
8.440
13,864
4,462
4* 3% 27,960
11,981
11,659
2,790
9,190
2,364
14,120
8,017
2,911
1,508
1,284
3,250
1,842
2,756
2,589
40,900
15.8%
11,721
1,818 1,818
1,916
1,504
2,633
2,775
2,584
3,559
2,307
6
3,420
4,343
6,622
3,159
114.7%
61.5% 682.8%
li4% 2010%
12.2%
13,864
1,570 1,570
5,577
4,047
2,625
1,856
1,752 15,857
2,892
28.5%
18.3%
12,103
372.0%
371.8%
Changes in Distribution of Population by Census Designated Place in 1960 to 1990
Arranged by CDP - Census -designated place, a densely-settled population center without legally-defined corporate limits
HastHrw OP
East Harwich CDP
Harwich Center CDP
Harwich Port CDP
Northwest Harwich CDP
Harwich Non-CDP
MastA town
Orans Towno
Orleans CDP
Orleans Non-CDP
Provincetown town
Provincetown CDP
Provincetown Non-CDP
Sandih town
East Sandwich CDP
Forestdale CDP
Sandwich CDP
Sandwich Non-CDP
Yarmouth town
Hyannis CDP
South Yarmouth CDP
West Yarmouth CDP
Yarmouth Port CDP
Yarmouth Non-CDP
Countv
10m
Town CDP CDP Non-CDP
Population P2pulation Subtotal Subtotal
3,747
867
2,342
3,389
2,082
1,404
5,504
867 867
3,747
2,342
3,346 3,346
1,099
2,029
1,365
1,099
1,02
1,404
3,394
2,110
M
Town CDP CDP Non-CDP 1960-1970
Pogulation P2pulation Subtotal Subtotal 2A
5,892 57.2%
3,842
3,842
1,288
3,055
2,911
5,239
1,288 1,288
2,836 2,836
-
1,305
*1,2M4
1,743
12,033
1,305
1,434 1,234
1,743 1,743
5,380
3,699
9,079
2,050
3,055
48.6%
30.4%
-14.1%
151.6%
2.2%
24,1%:
118.6%
2.954
54664 52694 43 2
3,934
IM
Town CDP CDP Non-CDP 11
PpulationPgpulation Subtotal Subtotal
8,971
4,399
4,399
3,700
5,306
3,536
8,727
3,700 3,700
1,811 1,811
3,372 3,372
-
1,784
1,:43
2A
18,449
1,784
1,46 4,46
2,0 209Q
7,525
3,852
2,490 13,867
81359 793~79
4,572
3,495
187.3%
73.7%
21.5%
66.6%
6,943
53.7%
53.3%
4.582
in
Town CDP CDP Non-CDP 1980-199C
2A Poplation Population Subtotal Subtotal
52.3% 10,O275
F3,828
1,668
1,742
3,037
7,884
5,838
3,561
15,489
10,275
7,884 7,884
1,899 1,699
3,374 3,374
3,171
2,833
2,998 9,002
1,613 1,61s 1I'7"
'40 2,403 2,49
21,174
0
10,358
5,409
4,265 20,032
68~A 546 530% 186~n 1AA'
4,139
6,487
2A A
14.5% 274.2%
113.1% 909.3%
10.0% 249.3%
0.7% 105.1%
77.5%
14.9%
14.8%
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Source: U.S. Census of Population, 1980,1990
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Table XIll
Distribution of Population by Census-Desianated Place In 1990
Arranged by CDP - Census -designated place, a densely-settled ppopulation center without legally-defined corporate limits
Town CDP
Elaga Population Population
Barnstable town
Barnstable Village CDP
Centerville CDP
Cotuit CDP
Hyannis CDP
Marstons Mills CDP
Osterville CDP
West Barnstable CDP
Banstable Non-CDP
Bourne town
Bourne CDP
Buzzards Bay CDP
Monument Beach CDP
Pocasset CDP
Sagamore CDP
$ourne Non-CDP
Brewster town
Brewster CDP
Brewster Non-CDP
Chatham town
Chatham CDP
West Chatham CDP
Chatharnr Non-CDP
Dennis town 1
Dennis CDP
Dennis Port CDP
East Dennis CDP
South Dennis CDP
West Dennis CDP
Yarmouth Port CDP
Eastham town
North Eastham CDP
Eastham Non-CDP
Falmouth town
East Falmouth CDP
Faimouth CDP
North Falmouth COP
Teaticket CDP
West Falmouth CDP
Falmouth Non-CDP
40,929
16,064
8,440
6,579
3,864
4,462
27,960
2,790
9,190
2,364
14,120
8,017
2,911
1,00
1,284
3,250
1,842
2,756
2,589
CDP Non-CDP
Population Population
Subtotal Subtotal S
40,900
29
Town CDP
q. Mules Sq. Miles
60.1
6.5
7.8
4.9
9.8
13.5
5.8
6.5
40.9
11,721
1,818 1,818
1,916
1,504
2,633
2,775
2,584
3,559
2,307
4,343
6,622
23.0
CDP
Miles
Subtotal
54.8
13.0
3.9 3.9
3,420
20.6
6 13,864
1,570 1,570
5,577
4,047
2,625
1,856
1,752
Non-CDP
Subtotal
Town CDP CDP Subt Non-CDP
Persons Persons Persons Persons
per Sq.Mi. per Sq.Mi. per Sq.Mi. per Sq.Mi.
681.0
429.2
1,178.2
482.4
1,440.8
593.9
501.9
232.0 746.4
5.5
392.8
27.91
367.0
401.2
673.0
318.7
631.2
20.7 0.0
3.4 3.4
2,892
44.3
15,867 15.85
28.512,100
713.3
1,625.0
921.0
725.3
761.5 901.6
466.2 466.2
709.6
501.3
537.3
895.2
538.3
790.9
678.5
ERR
600.0
346.7
200,2
669.8 ERR
461.8 461.8
1,032.8
1,927.1
6563
1,687.3
547,5 1,0006
2,72.8
424.71
Town C
ledian Agtae b
38.1
33.5
39.3
DP
v Sut
43.0
42.1
43.1
35.7
33.5
48.4
38.6
39.5
30.6
36.1
41.5
34.6
46.7
47.7
44.0
42.8
44.9
47.3
41.0
50.5
67.5
42.1
37.6
48.5
40
41.9
422
Distributlion of Population by Census-Designated Place In 1990
Arranged by CDP - Census -designated place, a densely-settled population center without legally-defined corporate limits
CDP Non-CDP
Town CDP Population Population
Plae Population Population Subtotal Subtotal
Harwich town
East Harwich CDP
Harwich Center CDP
Harwich Port CDP
Northwest Harwich CDP
Mashpae town
Orleans Town
Orleans CDP
Provincetown town
Provincetown CDP
Prov0oeown t'on-CDP
Sandwich town
East Sandwich CDP
Forestdale CDP
Sandwich CDP
Sandwich Non-C1DP
10,275
3,828
1,668
1,742
3,037 10,275
7,884 7,884 7,884
5,838
3,561
15,489
LM to 1,573
Yarmouth town
Hyannis CDP
South Yarmouth CDP
West Yarmouth CDP
Yarmouth Port CDP
Yarmouth Non-CDP
Total
Cape Cod Median
State Median
21,174
1,699 1,699
3,374
3,171
2,833
2,998
3,374
9,002
1,573 1,673
2,493 2,4913
0
10,358
5,409
4,265 20,032
Town CDP
Sq. Miles Sq. Miles
21.0
8.3
2.1
2.6
8.1
23.5
CDP
Miles
Subtotal
21.1
2.1 2.1
4,139
187
Non-CDP
Subtotal
12,01
6,487
21.1
1 142 4.6
186,585 145,482 145,482 41,103 396 177 177 155
Town CDP CDP Subt Non-CDP
Persons Persons Persons Persons
per Sq.Mi. per Sq.M. per Sq.ML per Sq.Mi
489.3
461.2
794.3
670.0
374.9 487.0 0.0
335.5
414.0
367.1
360.2
74.5
121-69
871.4
335.5
809.0 809.0
1,874.4 1874.4
428.5
765.7
832.8
ERR
1,479.7
807.3
710.8
23.7
612.4
74.5
1.016.9
248.3
Town CDP
ledian AgcAge by Sut
44.4
43.1
43.6
56.9
41.5
33.4
48.7
41.1
35.4
42.3
45.3
41.6
38.5
31.0
44.1
0.0
50.5
38.7
47.6
471.5
767.6
Source: U.S. Census of Population, 1990
7' .1
Table XIV
Population Density by Township with SCORP in 1990
PopuL
40,929
16,064
8,440
6,579
13,864
4,462
27,960
10,275
7,884
5,838
3,561
15,489
1,573
2,493
21,174
Sq.ML
60.1
40.9
23.0
16.4
20.6
14.0
44.3
21.0
23.5
14.1
9.7
43.0
21.1
19.8
24.3
Density/
Sq.Mi..
681.0
392.8
367.0
401.2
673.0
318.7
631.2
489.3
335.5
414.0
367.1
360.2
74.5
125.9
871.4
Iwn
Barnstable
Bourne
Brewster
Chatham
Dennis
Eastham
Falmouth
Harwich
Mashpee
Orleans
Provincetown
Sandwich
Truro
Wellfleet
Yarmouth
County
Massachusetts
38,892.8
26,662.4
14,630.4
10,329.6
13,292.8
9,267.2
28,614.4
13,568.0
14,726.4
9,094.4
6,476.8
27,968.0
13,248.0
13,100.8
15,590.4
SCORP
9,859.1
51,659.3
4,005.1
20,917.4
1,423.7
758.4
3,987.2
1,605.8
3,361.5
2,979.5
5,291.3
14,199.3
2,830.6
5,075.4
2,200.5
255,462.4 130,154.1
Non-SCORP
29,033.7
(24,996.9)
10,625.3
(10,587.8)
11,869.1
8,508.8
24,627.2
11,962.2
11,364.9
6,114.9
1,185.5
13,768.7
10,417.4
8,025.4
13,389.9
125.308.3
Non-SCORP Non-SCORP
1 Density/Sq.ML
74.7%
-93.8%
72.6%
-102.5%
89.3%
91.8%
86.1%
88.2%
77.2%
67.2%
18.3%
49.2%
78.6%
61.3%
85.9%
49.1%
902.2
(411.3)
508.4
(397.7)
747.6
335.6
726.6
549.7
444.0
611.0
1,922.4
720.0
96.6
198.8
1,012.1
953.1
Housing
Units
23,370
8,999
6,367
6,301
14,502
4,863
18,168
8,325
7,002
4,593
3,802
7,236
2,175
3,576
15,913
135,192
Certified Adj. Housin(
Units Units
23,370
8,999
6,367
19 6,282
14,502
115 4,748
18,168
8,325
7,002
1 4,592
1 3,801
7,236
219 1,956
257 3,319
15,913
612 134,580
Source: Massachusetts Outdoors, For Our Common Good, 1988-1992
Note: Bourne and Chatham does not have any SCORP land listed as the SCORP acreage exceeds the township legal limits. This is an error on the
part of Mass. G.I.S. and has been confirmed by Mr. Carl Nylen, the Chief Planner for the SCORP update at Mass. G.I.S.
Note: Certified Units are living units on private property within the limits of the National Seashore. These units are either certified or in the process of being certified.
For simplicity, the land under the units is protected and listed within the acreage for the SCORP
186,605 395.8 471.5
6,016,425 7,838.0 767.6
Acre per
Uni
1.2
(2.8)
1.7
(1.7]
0.8
1.8
1.4
1.4
1.6
1.3
0.3
1.9
5.3
2.4
0.8
Table XV
Population Density bv Townshib with Adiute SOP
PoPUL
40,929
16,064
8,440
6,579
13,864
4,462
27,960
10,275
7,884
5,838
3,561
15,489
1,573
2,493
21,174
Sq.ML
60.1
40.9
23.0
16.4
20.6
14.0
44.3
21.0
23.5
14.1
9.7
43.0
21.1
19.8
24.3
Density/
Sq.Mi..
681.0
392.8
367.0
401.2
673.0
318.7
631.2
489.3
335.5
414.0
367.1
360.2
74.5
125.9
871.4
Iwn
Barnstable
Boume
Brewster
Chathiam
Dennis
Eastham
Falmouth
Harwich
Mashpee
Orleans
Provincetown
Sandwich
Truro
Wellfleet
Yarmouth
County
Massachusetts
SCORP Non-SCORP Non-SCORP Non-SCORP
38,892.8
26,662.4
14,630.4
10,329.6
13,292.8
9,267.2
28,614.4
13,568.0
14,726.4
9,094.4
6,476.8
27,968.0
13,248.0
13,100.8
15,590.4
9,859.1
0.0
4,005.1
3,050.0
1,423.7
4,800.0
3,987.2
1,605.8
3,361.5
4,100.0
5,291.3
14,199.3
11,800.0
12,300.0
2,200.5
Acres
29,033.7
26,662.4
10,625.3
7,2796
11,869.1
4,467.2
24,627.2
11,962.2
11,364.9
4,994.4
1,185.5
13,768.7
1,448.0
800.8
13,389.9
255,462.4 81,983.5 173,478.9
74.7%
100.0%
72.6%
70.5%
89.3%
48.2%
86.1%
88.2%
77.2%
54.9%
18.3%
49.2%
10.9%
6.1%
85.9%
%A Densffit/S q.Mi.
902.2
385.6
508.4
578.4
747.6
639.3
726.6
549,7
444.0
748.1
1,922.4
720.0
695.2
1,992.4
1,012.1
67.9% 688.4
Housing
23,370
8,999
6,367
6,301
14,502
4,863
18,168
8,325
7,002
4,593
3,802
7,236
2,175
3,576
15,913
135,192
Certified Adj. Housin( Acre per
Udits Unils Unft
23,370
8,999 3
6,367 1.-
19 4,282 1.4
14,502 0.1
115 4,748 0.1
18,168 1.4
B,325 1.4
7,002 1.
1 4,592 1.-
1 3,801 0.
7,236 1.
219 1,956 0.
257 3,319 0.
15,913 0.J
612 134,580 1.
Source: Massachusetts Outdoors, For Our Common Good, 1988-1992, and Department of Interior, National Park service, Cape Cod National Seashore
Note: Certified Units are living units on private property within the limits of the National Seashore. These units are either certified or in the process of being certified.
For simplicity, the land under the units is protected and listed within the acreage for the SCORP
186,605 395.8 471.5
6,016,425 7,838.0 767.6
Tawnsh8n with Adlusted SCORP
Table XVI
Average Lot Size per CDP in 1990
Bamstable town
BamstabeVllago CDP
Centerville CDP
Cotuit CDP
Hyannis CDP
Marstons Mills CDP
OstervIlme CDP
West Barnstable CDP
Bamstable NON-CDP
Boume town
Boume CDP
Buzzards Bay CDP
Monument Beach CDP
Pocasset CDP
Sagamore CDP
Boume NON-CDP
Brewster town
Brewster CDP
BI WstrNON-COP
Chatham town
Chatham CDP
West Chatham CDP
Chiatham NON-CDP
Dennis town
Dennis CDP
Dennis Port CDP
East Dennis CDP
South Dennis CDP
West Dennis CDP
Yarmouth Port CDP
Eashzam town
North Easthamr CDP
Eastham NON-CDP
Faltnuth town
East Falmouth CDP
Falmouth CDP
North Falmouth CDP
Teaticket CDP
Wed fakmgnth COP
Falmotith NON-CDP
All Units
23,370
Subtotal
MQE 0DE
1,472
5,258
1,672
8,340
3,538
2,328
665
8,999
921
1,544
958
2,143
1,290
6,367
6,301
14,502
4,863
18,168
Non-CDP
23,273
6,856
1,867 1,867
1,766
1,639
2,272
5,089
1,899
2,404
2,830
8
2,143
4,500
3,405
2,896
14,502
2,411 2,411
4,060
2,972
2,139
1,472
1,201 11,844
2,4521
6.324
Town CDP
Sq. Miles Sq. Miles
60.1
CDP
Miles Non-CDP
Subtotal Subtotal
6.5
7.8
4.9
9.8
13.5
5.8
6.5 54.8
5.3
40.9
13.0
23.0
5.7
27.9
19.1
10.7
20.6
20.7 0.0
14.0
44.3
15.8
10.61
265
Avg. CDP
Lot Size Lot Size
Acres Acres
1.6
2.8
0.9
1.9
0.8
2.4
1.6
6.3
Avg.CDP
Lot Size
Acres
Non-CDP
Lot Size
Acres
1.0.
35.0
1.2
1.3 1.3
2.4
0.9
0.2 0.9
2.8
902.8 5 99
Average Lot Size per CDP in 1990
Ea A
Harwich town
East Harwich CDP
Harwich Center CDP
Harwich Port CDP
Northwest Harwich CDP
Orleans Town
Orleans CDP
Orleans NON-CDP
Pmincetown town
Provincetown CDP
ProvinoetoWn NON-CDP
Sandwch town
East 8emiwich CDP
Forestdale CDP
Sandwich CDP
$an0w0hNoN-CODP
Yarmouth town
Hyannis CDP
South Yarmouth CDP
West Yarmouth CDP
Yarmouth Port CDP
Cape Cod
State
Units QDER
8,325
2,388
983
2,123
2833
7,002 7,002
4,593
3,802
7,236
Subtotal
DE Non-CDP
8,325 0
7,002 0
1,182 1,182
3,660
1,732
1,052
1,688
2,115 2,175
3,518 3,578
15,913
7,783
4,939
2,538
135,192
2,472,711
3,660
4,472
2,175
3,576
15,260
3411
142
Town CDP
Sq Mile Sq. Miles
21.0
8.3
2.1
2.6
8.1
CDP
Miles
Subtotal
21.1
Non-COP
Non-CDP
Subtotal
235 23$5 235
14.1
9.7
43.0
2.1 2.1
1.8 1.8
2 74} 21.1 21.1
14.7
21,1
12.0
7.91
28.3
19.8 19.8 19.8
24.3
19.7
Avg.
Lot Size L
Acres
1.6
2.0
1.6
3.8
1.2
3.5
1.0
CDP
ot Size
2.2
1.4
0.8
1.8
Avg.CDP Non-CDP
Lot Size Lot Size
Acres Acres
1.8
1.1 1.1
0.3 0.3
2,3
2,7
2.3
1.4
109,810 109,810 25,382 395.8
,88.
241.1 241.1 154.8 1.9 1.4 1.4 3.9
Table XVII
Averaae Household Size per CDP In 1990
Place
Barnstable town
Barnstable Village CDP
Centerville CDP
Cotuit CDP
Hyannis CDP
Marstons Mills CDP
Osterville CDP
West Barnstable CDP
Barnstable NON-CDP
Bourne town
Bourne CDP
Buzzards Bay CDP
Monument Beach CDP
Pocasset CDP
Sagamore CDP
Bourne NON-CDP
Brewster town
Brewster CDP
Brewster NON-CDP
Chatham town
Chatham CDP
West Chatham CDP
Chatham NON-CDP
Dennis town
Dennis CDP
Dennis Port CDP
East Dennis CDP
South Dennis CDP
West Dennis CDP
Yarmouth Port CDP
Eastham town
North Eastham CDP
Eastham NON-CDP
Falmouth town
East Falmouth CDP
Falmouth CDP
North Falmouth CDP
Teaticket CDP
West Falmouth CDP
Falmouth NON-CDP
Harwich town
East Harwich CDP
Harwich Center CDP
Harwich Port CDP
Northwest Harwich CDP
Mashoee town
Or/eans Town
Orleans CDP
Orleans NON-CDP
Provincetown town
Provincetown CDP
Provincetown NON-CDP
Sandwich town
East Sandwich CDP
Forestdale CDP
Sandwich CDP
Sandwich NON-CDP
Truro town
Wellf/eet town
Yarmouth town
Hyannis CDP
South Yarmouth CDP
West Yarmouth CDP
Yarmouth Port CDP
Yarmouth NON-CDP
Year Round Occupied Units
Subtotal
16,575
Town DM
16,601
1,082
3,696
1,008
6,022
2,892
1,318
557
5,898
3,383
3,023
6,194
1,908
11,274
4,505
3,158
2,722
1,941
5,557
699
1,129
9,594
519
1,036
693
1,142
962 4,352
838 838
905
678
1,124
1,352
1,129
1,464
1,121
4
1,583
6,194
690 690
2,244
1,983
995
790
736
1,585
703
908
1,309
3,158
6,748
4,505
3,158
782 782
1,868 1,868
1,179
901
1,247
699
1,129
4,822
2,440
1,878
3,327
699
1,129
9,140
QQE Non-CDP
26
1,546
2,545
1,440
0
1,218
4,526
1,940
73
2,230
0
0
Town CDP
Population Population
40,929
2,790
9,190
2,364
14,120
8,017
2,911
1,508
16,064
8,440
6,579
13,864
4,462
27,960
10,275
7,884
5,838
3,561
15,489
1,573
2,493
21,174
1,284
3,250
1,842
2,756
2,589
CDP Non-CDP
Population Population
Subtotal Subtotal
40,900
11,721
1,818 1,818
1,916
1,504
2,633
2,775
2,584
3,559
2,307
6
3,420
4,343
6,622
3,159
13,864
1,570 1,570
5,577
4,047
2,625
1,856
1,752 15,857
3,828
1,668
1,742
3,037 10,275
7,884 7,884
1,699 1,699
3,374 3,374
3,171
2,833
2,998 9,002
2,892
12,103
4,139
6,487
1,573 1,573
2,493 2,493
0
10,358
5,409
4,265 20,032
1,142
Household Size
Town -QE Non-CDP
2.47
2.58
2.49
2.35
2.34
2.77
2.21
2.71
2.47
3.14
2.66
2.41
2.69
2.17
2.12
2.22
77,586 61,588 61,588 15,998 186,585 145,482 145,482 41,1031 2.40 2.36 2.57
2,472,711
Cape Cod
State
Selection Process
The table listed as Selection Matrix is a matrix designed to assist in the selection of CDPs
and thus townships for closer review. The top row lists the various items of the criteria,
while the left hand column lists the potential CDP and townships. With the exception of
Bourne and Provincetown townships, Chatham, Falmouth and Orleans townships have
experienced below average growth as a percentage over the 1960 to 1990 period and
should offer higher potential then other Cape communities for development. The 1990
census reveals that these three towns also have a higher concentration of more expensive
homes along with a better educated population. See Table VIII, Housing Prices by CDP
in 1990, and Table IV, Educational Attainment of Barnstable County Residents Aged 25+,
for more detailed information. The assumption that a better educated population has a
higher income is also supported as the per capita income is higher in these communities.
Items not filled in on the matrix represent items that are average or below average in
nature when the Cape Cod median is used typically as the standard. Falmouth and
Chatham both have extensive seashore lengths, an attractive feature. Additionally both
communities have strong Planning and Conservation Committees that, depending on the
developer's relationship, can assist in the review process or hinder the review for proposed
developments within their jurisdictions.
Selection Matrix
Bamstable town
Barnstable Village CDP
Centerville CDP
Cotuit CDP
Hyannis CDP
Marstons Mills CDP
Osterville CDP
West Barnstable CDP
Barnstable NON-CDP
Bourne town
Bourne CDP
Buzzards Bay CDP
Monument Beach CDP
Pocasset CDP
Sagamore CDP
Bourne NON-CDP
Brewster town
Brewster CDP
Brewster NON-CDP
Chatham town
Chatham CDP
West Chatham CDP
Chatham NON-CDP
Dennis town
Dennis CDP
Dennis Port CDP
East Dennis CDP
South Dennis CDP
West Dennis CDP
Yarmouth Port CDP
Eastham town
North Eastham CDP
Eastham NON-CDP
Above average Above average Average
High Extremely High
Above Average
High Extremely High
High
Above Average
Extremely High
Above average
Above Average
Above Average
High
High
Average
Above Average
Restrictive
Extremely High Restrictive
Above Average Limited
NA Restricted
/
Above Average Above Average
Above Average
Low
Very Low
Negligible
Average
Above Average
Limited restriction
Above Average Above Average
High
High
Above Average
High
Very High
Above Average Below Average
Above Average
Restriction/High Potential
Above Average Extremely High
Above Average
Above Average
High
High
LowAbove Average
Falmouth town
East Falmouth CDP
Falmouth CDP
North Falmouth CDP
Teaticket CDP
West Falmouth CDP
Falmouth NON-CDP
Harwich town
East Harwich CDP
Harwich Center CDP
Harwich Port CDP
Northwest Harwich CDP
Average Above Average
Average
Below Average
High Above Average Limited Restrictions
Extremely High Extremely High Limited Restrictions
Above Average Limited Restrictions
Average
Extremely High
Averane Retrictive Hihest Below Averaae
Very Low
Low
Low
Average
Low
AMashpee town
Average
Orleans Twn
Orleans CDP
Orleans NON-CDP
/ /
High Extremely High Above Average
Above Average
Extremely High
I,
Below Average
Restriction/High Potential
Provincetown town Negligible
Provincetown CDP
Provincetown NON-CDP
SandWich town
East Sandwich CDP
Forestdale CDP
Sandwich CDP
Sandwich NON-CDP
Truro town
High
Average
Wellfleet town
Very HighAbove Average
Above Average Extremely High
High
Above Average
Below Average
Restriction/Potenti Below Average
Yarmouth town High
Hyannis CDP
South Yarmouth CDP
West Yarmouth CDP
Yarmouth Port CDP
Yarmouth NON-CDP
Low
Very Low
Very Low
Low
Very Low
low
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Chatham
Chatham, a small town at the elbow of the Cape, has a year round population of 6,000
which swells to 25,000 during the summer months. This town has in many ways escaped
the development that has overtaken most of the region "because it is a fluke of
geography". It is a small town, only 16.4 square miles, the third smallest township on the
Cape, serviced not by Route 6, the primary road on Cape Cod, but by Route 28, a
secondary route. The town is surrounded on three sides by water, has a sheltered harbor
with a barrier beach and has a long nautical history." Chatham also has its own municipal
airport. The town also has a significant number of fresh and salt water ponds, surrounded
by private estates. The housing stock of the town includes beautiful Colonial, Georgian
and Victorian specimens with a fair collection of large estates. The downtown of
Chatham is one of the few remaining old fashion, walking shopping districts on the Cape.
The Chatham "downtown", approximately one half mile in length, is anchored at one end
by a rotary at which Route 28 departs from Main Street. Main Street then continues until
it blends into a residential district. The businesses along Main Street, a curved street with
mature trees, are for the most part uniformly set back from the street, creating a uniform
view. The commercial structures are typically older, one and two story structures abutting
each other. This line of buildings is typically interrupted by cross streets and a few stand
alone buildings. As Main Street wanders towards the residential district, the buildings
change to mostly stand alone structures. Parking is primarily on the street with occasional
parking lots tucked in between buildings. City Hall has the only visible parking lot. Main
Street is interrupted, approximately in the middle, by a small green space with a
monument. This monument provides a focal point for both legs of Main Street.
According to Ms. Margaret Swans, the Planning Director, the downtown survived
because the main thoroughfare, Route 28, does not run through Main Street. "This has
made a difference in the character of growth. Chatham people tend to think of themselves
as off to the side a little bit and not in the main stream. There tends to be an isolation
here. The people here view Chatham as a breed apart
In many ways the town of Chatham appears as a town that time forgot when comparing
Chatham against the other townships. Chatham did not experience the explosive growth
that took place in the inner Cape in such communities as Sandwich, Barnstable and
Mashpee. For Chatham, being off the main road, is only part of the reason it grew so
little, the other main reason is the character of the town. The year round residents and the
summer residents, can be classified as well to do, and come from tradition-based families.
That is as Ms. Swanson stated, "the families have been coming to Chatham for decades".
The values of both the year round residents and summer residents differ very little when it
comes to preserving the town in its present state according to a town survey conducted in
1993.
"People like to shop here because it is different" according to Ms. Swanson. Chatham has
made a conscious effort to avoid strip malls and preserve its character through the use of
zoning. This use of zoning has limited commercial development to established districts
which are well developed. Chatham does have small strip malls along Route 28, towards
the Harwich town line. According to Ms. Swanson, the towns people were upset when a
Dunkin Donuts located in the center of town. The residents "thought that they (the town)
has rules against that type (Dunkin Donuts) of development". Given the town
demographics, fast food establishments such as "McDonald's and Burger King could not
survive here".
According to Ms. Swanson, residential development in the future will probably slow down
as many of the grandfathered lots have either been developed or the rights have expired.
Grandfathered lots, according to Ms. Swanson, are typically subdivision lots, created
during the boom era of the 1980's, before changes in the current zoning codes, that do not
have homes constructed on the lots. These lots were granted an extension of time which
permitted the construction of homes under the previous code. After a specified period of
time, these lots have to comply with the present statutes and these lots are typically
substandard, unbuildable lots under the present statutes. The prospects for future
development in the township is limited because buildable lots are very limited in number
within the town limits. The town has also been very active in acquiring these vacant lots
for conservation use. According to Ms. Swanson, to developers, "the perception is that
Chatham has tough zoning laws." In her eyes the towns laws are no different than other
towns laws. The difference is that local people become very active when they see
something that the general population views as not tasteful.
The town itself has a fair number of large estates that can be subdivided into considerably
smaller parcels according to the zoning map. According to Ms. Swanson the people in
town want to maintain these large estates and there are enough wealthy residents to
maintain this status. Any subdivision of existing estates would be opposed by the local
residents who wish to preserve the town character. The town's preference is that the
existing estates be sold "as is" to avoid increasing the town density.
The town planning board records for Chatham, from 1990 to June 1994, show that the
town had 18 subdivisions for a total of 63 lots. The average subdivision was 3.5 lots.
This is well below the threshold for a DRI and the Commissions involvement. The
subdivision issues can be resolved at the township level. The town zoning map permits
substantial subdivision of the existing estates. See the attached zone map.
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Falmouth
Falmouth, in contrast to Chatham, is the second largest township with geographic size of
44.3 square miles and a year round population of 27,960 in 1990, more than doubling in
the summer months to 65,000 to 70,000 people. Like Chatham, the population had better
than doubled over the last 30 years as a percentage; in absolute numbers, Falmouth is
second only to Barnstable in total number of new residents. Falmouth differs from
Chatham in that it has a much more diverse population, culturally, intellectually and
economically.
The townships is similar to Chatham in that Falmouth has a very significant length of shore
line, approximately 68 miles of shore line. Falmouth also has a higher percentage of year
round residents at 62% vis-A-vis 57% for the Cape and 48% for Chatham. Falmouth has
a character that is more suited for a year round lifestyle. The town is serviced by a wider
Route 28 providing access to the mainland and has access to shops, medical care and off-
Cape destinations. The attraction of Falmouth , according to Mr. Rhett Lamb, the town
planner, is that the "people (residents) have a perception that they live in a small town,...
because it (Falmouth) is a collection of villages; there is Wood's Hole Village, there's the
Falmouth Village, the downtown area, Teaticket and North Falmouth. These villages
have centers that are geographically separated and these centers have been there for over
two hundred years." It should be noted that these centers are losing there distinct identity.
One only needs to drive between Falmouth downtown and Teaticket on Route 28 to see a
merging of village centers and the repetitive nature of the suburban strip centers.
Falmouth downtown retains much of its small town character, just like Chatham. The
west end of the downtown on Route 28 is anchored by Falmouth Meeting House Lot and
Training Ground, essentially a town commons, and anchored at the east end by the
Falmouth Public Library, surrounded by a park, used during the summer months as a
farmers' market. In between, the commercial buildings are uniformly set back,
approximately 10 feet. These buildings are mostly older, one and two story structures
abutting each other. Each building, even though it abuts another, has a unique fascia that
distinguishes it from the abutter. Like Chatham, this view is interrupted only by cross
streets and alleys providing access to parking behind the buildings. There are newer
structures sprinkled along the strip, but a conscious effort was made to have the new
structures bend in. The building roof lines vary from flat roofs with parapets to sloped
roofs at various angles. Public parking within this strip is primarily on street parking. City
Hall is tucked in at a break in the strip and has its own large parking lot visible and
accessible from the street. As one travels on Route 28 towards Teaticket, the commercial
strip continues but the character changes. The buildings, typically small, under 2,000
sq.ft., become newer and are surrounded by off street parking. Route 28 then changes
again. Several strip centers, over 75,000 sq.ft. and anchored by large regional store
chains, separated from the main road by huge parking lots, were recently constructed.
Each mall has a uniform fascia that identifies the mall occupants by the respective sign on
the front. These malls, unlike the strip malls on Route 28 in Hyannis have trees planted
through the parking lots.
According to Mr. Lamb, for the last few years Falmouth has been seeing 200 to 250 home
permits being issued, the bulk of which are new home permits. He attests this activity to
Falmouth being "a desirable place to live, a strong growth in retirement home
communities, and because so many subdivision lots, created during the 1980's, are coming
close to losing their subdivision protection through the subdivision control law".
According to Mr. Lamb, in reaction to these 1980's subdivision, the town of Falmouth
increased their minimum lot size, as did other Cape towns. According to the town
planning board, between 1990 and June 1994, Falmouth had 214 approved subdivisions
for 336 lots.
The town of Falmouth does permit residential clustering and has had a cluster bylaw since
the early 1980's. Falmouth has approximately two dozen cluster developments ranging
from low income to upper income. According to Mr. Lamb, many of the remaining
developable lots are old farm lots laid out in the 19th century and these lots do not lend
themselves to cluster developments as these farm lots tend to be long and narrow. "We
try to promote it (cluster developments). The other limitation (with cluster development)
is that it requires a special permit process. It (cluster developments) gives the planning
board more leeway, it (approval of cluster developments) takes a two-thirds vote of the
board instead of a simple majority, it takes more work, it's more expensive, and the trade
off is not having to build your roads as long. We are currently looking at a proposal that
would require future submittals (by developers) to be cluster plans."
In Mr. Lamb's opinion, Falmouth economy is resort based. Developments within
Falmouth need to reflect this reality; the question then becomes, how much development
can take place before the town loses its attraction as a resort community? At this time
"the folks (the residents) do not want to see new developments".
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V. Conclusion
Cape Cod
Within the last 30 years, Cape Cod has seen increased residential development. This
increased development has caused concern from the residents, state, and federal agencies
about the cultural and ecological environment that is being created in the region by this
development. In the 1960's this concern resulted in the Coastal Wetlands Restriction Act.
Since that time, the rules and regulations have grown in number and in restrictions. To
some, these rules and regulations are necessary to preserve what remains of Cape Cod.
To others, these rules and regulations are restrictions on the owner's property rights to do
as they see fit with their respective property. All parties would agree that the Cape can
not and will not remain the same nor can it return to what it was.
The question then becomes, what will Cape Cod become? Residential development will
continue to grow, tourism and the retirement sector will continue as the main industries in
the region for the foreseeable future. The question now becomes, how does one manage
growth on Cape Cod? These rules and regulations, put in place over the last thirty years,
were instituted individually as a reaction to a particular issue or to resolve a particular
problem.
The Cape Cod Planning and Economic Development Commission was established to
address issues and to establish policies on a county wide level. During the CCPEDC era,
the number of rules and regulations have grown and have become increasingly complex
while issues concerning changes in the regional characteristics became more paramount.
To many Cape residents, one of the biggest contribution of the CCPEDC was making the
local towns aware of the need for more than just historic preservation or wetlands
protection. The CCPEDC raised issues such as waste disposal, water quality and
provided such technical data such as ground water protection maps.16
The CCPEDC era also saw the birth of such private, non-profit organizations as the
Association for the Preservation of Cape Cod, The Compact of Cape Cod Conservation
Trusts and local land trusts to name a few. These organizations are becoming increasingly
well organized and are using the local Conservation Committees to protect the remaining
natural features and to slow development throughout the region. These organizations
have grown in number and in influence at the municipal, county and state level.
The Cape Cod population grew 26% between 1980 and 1990, five times greater than the
state population growth at 5%. The Cape growth of 26% for the 1980-1990 period is half
the growth rate of the 1970-1980 period, 53%. Given this remarkable growth rate in a
period of increasing rules and regulation, one can question how effective the rules and
regulations were in limiting Cape growth during the 1980-1990 period. To many Cape
3State of the Cape, 1994, Growth Management, Peter Ryner, pg. 7
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residents, the efforts to restrict development and preserve the Cape characteristics over
the previous 15 years were a failure. To others, typically the natives, the efforts to restrict
growth represented the work of recent arrivals to hamper the development of economic
opportunities. The truth lies somewhere in the middle of these two views.
According to Peter Ryner ( the first planner for the Townships of Barnstable) the
formation of the Cape Cod Commission was an acknowledgment that the preservation and
protection efforts of the 1970's and 1980's were a failure. But failure is such a strong
word. The Cape Cod Commission is intended to provide regional management for
regional issues. The Commission uses its regulatory powers for managing issues. The
CCPEDC lacked this ability. The Commission, as Ms. Fenn highlighted, also has the
ability to fund its functions through a county wide tax and the ability to staff itself with
professional technical people.
The development and land management patterns of the 1970's and the 1980's can not be
repeated in the future. To repeat these patterns would destroy the rural character of the
region. In some ways this has already happened; one just needs to look at the differences
in the landscape between development along Route 28 in Hyannis and Route 6A. This
stretch of Route 28, void of trees, consists of strip malls, and numerous commercial
establishments separated from the street by an asphalt parking lot. Route 6A is the
complete opposite. The road is tree lined route where it is difficult to distinguish the
antique homes from new homes. It can best be described as a bucolic route with stone
fences and manicured lawns, interspersed with open and protected spaces. Commercial
buildings are located on the route, but these blend into the landscape.
At this time roughly one-third of the Cape is developed, one-third is protected, and one-
third is still undecided. The reality is that development on Cape Cod, both commercial
and residential, will continue and new and stricter rules and regulations will be imposed on
these developments at the municipal, state and federal levels. If Cape Cod is to retain its
remaining features and characteristics, certain controls and planning efforts need to be
enforced. According to Ms. Fenn, the future development "will depend a large measure
on what the towns do in their local comprehensive plans.. .town by town".
THyannis, Route 28 Hyannis, Route 28
Barnstable, Route 6A Barnstable, Route 6A
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The Cape Cod Commission
No one will question the statement that the creation of the Cape Cod Commission added
another layer to the regulatory and approval process for developments in the region along
with additional costs to the developer because of the longer review process. The
Commission seeks to address issues that the individual villages and townships are unable
to address adequately, namely those issues that span more than one township. A case in
point. Stop 'n Shop Supermarkets, a regional supermarket chain, wanted to locate a
supermarket in Harwich, on Route 28, near the West Chatham line. The location of the
supermarket would have impacted the traffic patterns between the two towns on this busy
route. The individual township is allowed to address site specific issues and is unable to
require offsite improvements. The Commission, believing that developments should pay
for themselves instead of public paying for offsite improvements, required the supermarket
to put in traffic lights to mitigate the situation. If the Commission had not resolved the
issue, the communities would have had to petition the state to resolve the issue because
Route 28 is a state road.
At this time, one needs to question how much development is hampered by the Cape Cod
Commission. The Commission was established in 1990 after the start of the regional and
national recession. Home prices through Massachusetts were falling and layoffs were
everyday news. The commercial and office vacancy rates were beginning to climb.
Development of all kinds came to an abrupt halt throughout Massachusetts. To make the
statement that the Commission, after its creation, was solely responsible for slowing the
pace of development on the Cape is an unrealistic statement. In all likelihood, the sudden
reduction of credit to all of New England and the general state and national economy was
more influential in slowing growth.
A recent survey by the Cape Cod Commission tabulated the number of county wide
projects the Commission has review since January of 1990. There findings were as
follows:
* From January 1990 to December 1993, 5,213 new single family home construction
permits were issued Cape wide of which the Commission did not review any.
* From April 1990 to May 1994, 18,547 single family home alteration permits were
issued Cape wide of which the Commission reviewed 2.
* From April 1990 to June 1994, 561 new subdivisions were approved in 10 of the 15
Cape towns of which the Commission reviewed 18, or 3.2%. Note: Brewster,
Eastham, Orleans and Provincetown did not provide data on subdivisions.
* From April 1990 to May 1994, 195 Commercial/Industrial/Institutional new building
permits were issued Cape wide of which the Commission reviewed 39, or 20%.
* From April 1990 to May 1994, 2,238 Commercial/Industrial/Institutional Addition and
Alterations building permits were issued Cape wide of which the Commission
reviewed 27.
* From April 1990 to May 1994, The Commission reviewed 16 other projects.3 7
3 Cape Cod Reporter, July 28, 1994, Volume 4, Number 20, pg. 3
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In total, the Commission reviewed 102 projects out of over 26,680 projects Cape wide, or
0.38% of the reported projects. Data concerning the total dollar value of the projects
against the dollar reviewed by the Commission was not available. It should be noted that
approximately 16% of the existing single family housing stock had some alterations done
during this period. These new house permits for the period from 1990 to 1994, represents
the equivalent of 4% of the housing stock in 1990. In 1991, the region also had 20,000
vacant subdivisions lots and 7,000 homes for sale. 8 What these numbers show is that the
Cape had a high level of activity during the Commission's founding. While the residential
activity was not as high as the 1980's which averaged 2.3% growth per year over the
decade in residential stock, this 4% growth of stock is still very significant. The activity
level in the residential sector can be expected to increase as the economy improves.
Much of the Commission's authority arises from existing statutes and its regulatory power
under the Act. For example, Costco, a large warehouse discounter, was denied a permit
after review by the Commission. According to the Commission, Costco failed to meet the
Regional Policy Plan in three major categories: transportation, community character, and
hazardous materials, as Costco wanted to locate within a wellhead protection zone.
Costco is presently suing the Commission and challenging the constitutionality of the
Commission and its regulatory powers. The Commission now reports that Sam's Club,
another national discount chain, has submitted a proposal as an DRI to the Commission
3 Cape Cod Commission Regional Policy Plan for Barnstable County, Effective September 6, 1991, pg. 13
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for a proposed site in Barnstable. The review process has been temporally suspended by
both parties. Sam's Club is probably awaiting a decision in the Costco case.
In early 1994, the majority of the towns of Cape Cod, Barnstable County, again held a
referendum as to whether to keep the Cape Cod Commission. The residents voted
overwhelmingly to keep the Commission. This is a clear indication that the region's
residents feel the Commission is needed and are willing to live with the Commission for
the present. In the fall of 1994, two towns, Bamstable and Yarmouth will have ballot
initiatives on whether to remain in the Commission. The fact that the residents had to vote
on the Commission indicates that there is a significant level of organized resentment
against the Commission. As one Cape Cod official stated, the "Commission tactics were
some level of intimidation to developers. Make the review process cost to much, make
the review process to difficult and they (the developers) will go away; and they're (the
Commission) right". "The due process was different for different developers and
developers have to be treated the same."
At this time, the Cape Cod Commission Regulatory Review Task Force is holding
hearings to address the issues such as the authority of the Commission staff members and
the appeal process for the review process and whether the threshold for a DRI needs to be
changed. The Commission is currently holding public meetings to address these very
issues. The task Force has collected 105 recommendations, of which Kenneth Brock, the
Commission's chairman, agrees with 65% of them. Some of the recommendations are as
follows:
" Designate an ombudsman with a business background or staff liaison to each applicant.
* Reduce the staff and pay the remaining staff members less.
" Consider changing staff leadership.
* Do all traffic and designated studies itself, rather than requiring businesses to hire an
outside consultant.
* Reverse the application process so that town approval comes first.
e Relinquish jurisdiction over all residential family subdivisions more 2,000 feet from a
town line.
* Eliminate discretionary referrals.
* Exempt the rehabilitation of existing buildings from review.
* Offer a pre-application conference or joint scoping session with the towns on each
application, with an eye to identifying possible requirement waivers, giving an informal
indication of how the project is likely to be received and an estimate of mitigation
costs.
* Shorten and simplify the application.39
The final recommendations would not be available before August 9, 1994.
A review of the proposals, such as eliminating review of rehabilitation of existing
buildings, against what the Commission actually reviewed, 2, or eliminating discretionary
39 The Cape Codder, Friday, July 29, 1994
referrals, when approximately 12 were submitted, does not indicate a very high level of
"interference" by the Commission. Other issues concerning the Commission may be
fueling opposition to the Commission. This may be because of fears of losing home rule at
the township level or may be a general resentment against what some view as excessive
and duplicating involvement by various levels of government. As Ms. Fenn so
appropriately stated, " there are issues of turf, Cape Cod is a fiercely independent place
and home rule is a long tradition here. There's been some friction about having a regional
agency that has some power over what happens in towns.",
According to the Regional Policy Plan, the goal of the Commission is to have all of the
Local Comprehensive Plans accepted and certified by the Commission. At this point the
townships will administer these plans and the Commission will focus only the regional
issues such as transportation, solid waste disposal and water quality. Already it has been
four years and only one town comprehensive plan has been accepted and no town
comprehensive plan has been certified. Out of necessity, the Commission will have to
maintain a high profile and work with the townships in completing the comprehensive
plans. In doing so the Commission will remain a target for criticism, until a significant
number of these plans are certified and administered at the township level.
Certain changes to the Commission will be made as a result of the Task Force findings. I
very much doubt that the general goals of the Commission will be changed nor will the
regulatory powers be limited because the general population has demonstrated that they
support the concept of the Commission. The Commission procedures may be changed
along with providing more and better information to all parties, the individual townships
and the business community.
The Future
The issue facing the Cape Cod community is the issue of environmental conservation vis-
A-vis growth. The issue of maintaining the rural environment with its quality of life versus
continued growth that at worst may lead to a suburban sprawl titled "anywhere U.S.". In
the case of development, the typical property owner may feel that their property has no
impact on the immediate area and questions why regulatory bodies such as the
Commission are hampering the proposed project and taking away a stick from the owner's
bundle of sticks. This is a very myopic point of view. The Cape is a finite natural
resource which has undergone an incredible transformation from an rural character to a
suburban and even suburban sprawl over the last 30 years. If this pace of transformation
were continued over the next thirty years, the Cape Cod region as we know, would not
exist. While each individual project, whether it be a single family home addition or a 50
acre subdivision, may not have a have very big impact by itself, the cumulative effect of
35,246 new homes, a 35% increase, 19,030 new households, a 32% increase, and 38,680
new year-round residents, 26% increase, between 1980 and 1990, has had an impact on
the quality of life and the character of Cape Cod.
This increased competition for the amenities the region has to offer, follows the simple
rules of supply and demand. When supply is fixed and demand increases, the price of the
good escalates and/or cheaper substitutes are introduced. The Cape Cod community
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wants to and is working to avoid the introduction of cheaper substitutes that will impact
the quality of life in the region.
At this time Cape Cod has a sufficient amount of fresh, potable water, a large percentage
of open space, and a rural environment. The strong attraction of the region means that
people will continue to relocate to the region to work and to retire there, to buy second
homes, and to speculate on the tourist trade. This demand will be met by the private
developers who will purchase private land, subdivide it and sell the lots or build homes on
the lots. It is doubtful that these new residential developments will be built under the old
rules based on the regulatory powers of the Cape Cod Commission and feedback from the
municipal planners.
At present, 281 miles, 66%, of Cape Cod shoreline is privately owned. Much of this
shoreline is in various stages of development ranging from fairly dense settlements to large
estates. These properties also have various levels of protective regulations imposed on the
properties that limit redevelopment of the property. For existing property on restricted
and protected seashore, the buildings are typically limited to reconstruction of the existing
footprint and square footage with no increase in intensity of usage. For the large estates
that are being divided, the rules and regulations change. For private coastal developments
that are not dependent on the water, local planners are strongly requesting public access to
the shoreline, limiting new fill and development in waterfront areas. The right of public
access has been enforced in California for a number of years now and has now come to
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Massachusetts. The Army Corps of Engineers, in turn, is suggesting that the design of
buildings should incorporate sea level rise and withstand 100-year storms. In the latter
part of 1994, the Commission is expect to issue a design manual for Cape Cod. This
manual is intended to provide ideas on how to locate structures and design the sites in
such a manner that respects Cape Cod's environment and history while incorporating
modern needs.
One of the problems within rural communities and in particular the Cape community
because of its sand soil, is the issue of sewage disposal. According to Ms. Fenn, the
Commission is currently reviewing proposals for revamping the sewage and Title V
systems. Revamping these sewage regulations will increase flexibility permitting systems
such as common lot systems and allowing onsite denitrifying systems. The state defined
Title V system as an in-ground septic tank, to settle out solids, connected to a separate
leaching pit, to disseminate liquids back into the ground. While not directed specifically at
cluster developments, these proposals, if enacted, would greatly accommodated cluster
developments. According to one municipal official, the cost for a denitrifying system per
housing unit typically is in the $4,000 to $8,000 range. Depending on the price of the
house, this denitrifying system may add up to 7% to the cost of a house in the region.
These type of solutions provide a technical fix to environmental issues and have the
potential for increasing population density. But technical solutions to environmental
issues are not the answer by themselves.
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For future subdivisions, the structure for new developments will have to change to meet
the new standards being reviewed. The Commission encourages the use of "transfer of
development rights" as an incentive to control growth patterns. The transfer of
development rights, by definition, is a 'technique that allows owners of land to transfer all
or some of the rights to develop that land to another designated area'.40 At present,
residential development follows the traditional suburban pattern of a house located on a
parcel of land. In may ways the CCPEDC encouraged this pattern of development. A
mid-1980's study, CCPEDC 208 plan, computed that a minimum residential lot size of
one acre could prevent exceeding nitrate standards for drinking water. Because of this
study, towns across the Cape raised minimum residential lot sizes to one acre. This
pattern of residential development runs counter to the village pattern, traditional to both
New England and Cape Cod. "Many village centers in this region have experienced a
dilution of the population density that traditionally has supported that activity (the center
of town life)."4'
The objective of the townships and the Commission is to preserve the rural character and
open space of Cape Cod. In lieu of building one house on an acre of land, there are
various concepts, for increasing the density of housing units, that take advantage of the
proposed sewage system changes. These type of approaches also lend themselves to
taking advantages of the use transfer of development rights. Schuster, Simmonds and
40 Cape Cod Commission Regional Policy Planfor Barnstable County, pg. 11
41 Housing Design and Regional Character, A Primer for New England Towns, by J. Mark Davidson Schuster, Roger
Simmonds, Dennis Frenchman, 1988, pg. 27
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Frenchman, in their book, Housing Design and Regional Character, A Primer for New
England Towns, state the "minimum lot sizes should be lowered to lot sizes of 1/4 to 1/8
acre, the traditional size of housing lots in New England villages....this will encourage
sympathetic development, substantially reduce the crippling land costs of larger lots"
along with maintaining the rural character of the region, preserving open space, increasing
the carrying capacity of the area and reducing the risk of contamination of the water
supply, to name a few positives. This concept permits the construction of homes at an
overall density of one house per acre while retaining significant tracts of green space. For
example, a four unit development is constructed on four acres. Using this concept, only
one acre is actually utilized as residential land when the lots are 1/4 apiece. The remaining
land remains open space to be used by the public or deeded to the municipality. If 1/8
acre lots are used, only half an acre is used for residential land while 3.5 acres remain
open.
Increasingly townships are encouraging the concepts of cluster developments. Falmouth
is considering requiring subdivisions of 5 or more lots to be cluster development in its
comprehensive plan. The Cape Cod Commission is recommending that other townships do
likewise. The problem to overcome is the natural reluctance of developers to pursue
projects other than what they feel comfortable with. For the last few decades, developers
have been building the suburban subdivision where each lot has a house on it.
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Most of the subdivisions completed over the last four years in Falmouth do not meet the
proposed threshold for requiring that the subdivisions be cluster developments. Future
cluster developments in Falmouth will require greater creativity in accommodating cluster
developments on narrow farm lots. The other alternative is that the existing adjacent
vacant lots be reworked and grouped together to create proposed cluster developments.
A third alternative is for these existing farm lots, that are too narrow, to be merged with
adjacent lots in order to create the necessary land mass for cluster developments. The
important issue is that alternatives to the standard subdivision do exist, whether they are
smaller land parcels or cluster developments. More importantly the Cape Cod community
is working to provide increased flexibility to residential land use in order to preserve the
Cape Cod.
The Cape Cod Commission has been criticized for restricting development in the region.
The data for the number of cases the Commission has reviewed does not support the
previous statement. The Commission has been accused of being heavy handed with
developers. The perception definitely exists and there may be an element of truth in this
statement, but the Commission is needed. It has the regulatory authority and technical
capacity to address issues that cross town lines and issues that impact the entire region. It
has defined a policy for the entire region and is assisting the town in completing their
respective comprehensive plans. The Commission also has the support of the Cape Cod
residents who have demonstrated their support twice. The first time was when the
Commission was founded in 1990; the second time in 1994. These votes show that the
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residents feel a need for the Commission. As one official commented, "Most of the people
are here because they like it (Cape Cod) the way it is and they want to protect what they
have. This is a very special place that needs careful planning or it (Cape Cod) will lose
those qualities that make it so special. There is an ethic here on Cape Cod among the
people that you have to be very careful or else you'll pave paradise."
Cape Cod is not in immediate danger of being paved, but it is in danger of losing its
character if left to continue at the rapid growth of the past 30 years. The Commission and
the local town boards with the support of the residents are striving to maintain the quality
of life that exists in the region. At the same time these groups are attempting to create an
environment that encourages managed growth. Opportunities for residential development
still exist on the Cape, but these future developments will need to match the character of
the region and to be sustainable. These developments need not only to provide new
houses, but to bring new life and a continuity to the neighborhood and the region.
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